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Summary:-  Draft Planning Policy Statement (PPS) 4 is currently out to consultation. The document proposes to consolidate and streamline national planning policy by combining existing PPG4 (1992), PPG5 Simplified Planning Zones (1992), PPS6 Planning for Town Centres (2005), the economic development aspects of PPS7 Sustainable development in Rural Areas (2004) and paragraphs 53, 54 and annex D of PPG 13 Transport. This report summarises the key elements of the draft PPS, the main changes to existing national guidance and the draft policies proposed. 
Recommendation:-

That the issues raised in section 3 of this report form the basis of the response to the consultation on draft PPS4.
Alan Eales

Head of Planning and Housing Services

	Contact Officer: 
	Helen Lewis
	Ext:
	7192



1.0
Background

1.1
Under the provisions of the Planning and Compulsory Purchase Act 2004 the Government is required to update all its existing Planning Policy Guidance Notes and reform them into more succinct Planning Policy Statements.  During December 2007 a consultation on PPS4 ‘Planning for Sustainable Economic Development’ was published to replace PPG4 Industrial and Commercial Development and Small Firms (1992).  The Government has also consulted upon proposed changes to PPS6 in July 2008. 

1.2
Whilst these consultations took place and responses were submitted, a final document was not produced.  Central Government subsequently decided that an integrated Planning Policy Statement (PPS) incorporating PPG4, PPG5 Simplified Planning Zones (1992), PPS6 Planning for Town Centres (2005), the economic development aspects of PPS7 Sustainable development in Rural Areas (2004) and paragraphs 53, 54 and annex D of PPG 13 Transport would be more effective by placing all the key national planning policies relating to the economy in one document. The Government hopes that a more streamlined approach to national planning guidance will enable us to meet the current and future economic challenges and provide a greater degree of certainty for businesses to invest.

1.3
This consultation runs until the 28th July 2009.

2.0 
Summary of draft PPS4
2.1
Draft PPS 4 focuses on all aspects of economic development.  As defined in the document this includes development within the B use classes (B1- offices, research and development, light industry B2 – general Industrial, B8 storage and distribution), town centre uses and other development which achieves at least one of the following:
1. Provides employment opportunities
2. Generates wealth or
3. Produces or generates an economic output or product
2.2
The main town centre uses to which this PPS applies are: 

1. retail (including warehouse clubs and factory outlet centres)

2. Leisure entertainment facilities, sport and recreation uses (including cinemas, restaurants, drive-through restaurants, bars and pubs, night-clubs, casinos, health and fitness centres, indoor bowling centres and bingo halls)

3. Offices 

4. Arts, culture and tourism (theatres, museums, galleries and concert halls, hotels and conference facilities)

2.3
References throughout the PPS to town centres apply to all centres identified in the Development Plan (including local service centres), these are the settlements listed within policy DP1 of the Carlisle District Local Plan 2001-2016.
2.4
Draft PPS4 contains a large number of plan making and decision making policies grouped together under 24 headings, the policies which have greatest relevance to Carlisle district are summarised in appendix 1. 

3.0 Key changes to national policy

3.1
The most significant change to the document comes in the form of a new impact test and removes the requirement for the previous needs test at the planning application stage (set out in PPS6 Planning for town centre) whereby proposals for retail development had to demonstrate a qualitative and/or quantitative need. This is in the context that local planning authorities should give favourable consideration to applications for economic growth unless there is good reason to believe the costs outweigh the benefits.

3.2
The impact test is a wider ranging assessment of key impacts of both retail and other main town centre uses. The test applies to all development proposals of 2,500m2 or more for main town centre uses made in out of centre locations where the site is not allocated in an up to date development plan. The impact assessment includes a number of factors to be examined including carbon emissions, and reliance to climate change, secure, high quality inclusive design, impact on role of centres within the retail hierarchy, retail diversity/consumer choice, accessibility by a choice of sustainable means of transport, impact on town centre vitality and viability, impact on trade/turnover, physical and economic regeneration in the area, impact on local employment etc.

3.3
An impact assessment will also be required where a major application located within an existing centre would substantially increase the attraction of the centre and could therefore have an impact on other centres. The draft policy statement states that impact assessments should focus on the first 5 years after the implementation of a proposal. Refusal in respect of impact will be justified where there is evidence that a proposal is likely to have a significant adverse impact on a town centre related to one or more of the key impact considerations. What constitutes a significant adverse impact is not defined and will be a matter of professional judgment.
3.4
The PPS reinforces the use of the sequential approach to site selection stating that where the sequential test is not met local planning authorities should refuse the application. The sequential approach forms the initial stage in determining proposals for out of centre developments prior to applying the impact test. 

3.5
In respect of economic development in the rural area, there has not been a significant policy shift from the approach set out currently in PPS7.The draft PPS does however recognise the role that new working practices such as live/work and home working can contribute to the local economy. In respect of car parking in the rural area, policy EC10 recognises the need to take into account the differing needs of urban and rural areas when setting maximum parking standards, this approach is welcomed. 

3.6
The PPS emphasises the need to prepare an evidence base to respond to existing, business, leisure and retail needs by providing an understanding of economic markets, the needs for land for economic development, areas of deprivation and deficiency. Monitoring of employment land availability is already undertaken, and work is underway on an employment land review, however the proposed approach is more sophisticated and complex than what is currently undertaken and this may therefore may have resourcing implications for the Council in ensuring there is an up to date and robust evidence base in line with the PPS. 
3.7
The draft PPS includes a number of technical consultation questions in relation to the previous guidance and its incorporation within this PPS.  Officers consider that most aspects have been incorporated although it is not clear whether further changes will be forthcoming for PPS7 and PPG13 which are only considered in part.  It is considered that these concerns are raised in response to the consultation to avoid any ambiguity.  The consultation also asks about the revised format which is now presented as a series of policies.  This is different to existing PPGs and PPS documents but is more concise in presenting the government’s policy stance.  Albeit more prescriptive this clearer format is welcomed.

3.8
 A point of clarification is sought in relation to criterion 1 of EC20 where it states that ‘Assessments should focus in particular on the first 5 years after implementation of a proposal......’ This requires some further clarification of the timescale as planning permission is valid for three years and construction may take longer, over which period the impact will change and may lead to inconsistencies in approach. 
4.0 Conclusion

4.1
Draft PPS 4 expands upon and updates Government policy contained within the documents it proposes to replace, whilst emphasising the requirement for an evidence base to underpin the LDF and the consideration of planning applications for economic development.
4.2
There do not appear to be any fundamental areas of concern, the current local plan would appear in most parts to be in line with the Statement, therefore would not require a significant shift in our approach to economic development (except for the impact test set out above). 

5.0
Recommendation

5.1
That the issues raised in section 3 of this report form the basis of the response to the consultation on draft PPS4. 

Alan Eales

Head of Planning and Housing Services

	Contact Officer: 
	Helen Lewis
	Ext:
	7192




Plan making policies

EC1 Using evidence to plan positively

Regional Planning Bodies, County Councils and Local Planning Authorities should work together to prepare and maintain an appropriate evidence base to understand both existing business need and likely changes in the market. The evidence base should be proportionate to the scale of the issue and should underpin development plan policies for sustainable economic development in both the urban and rural areas of the district and inform decision making on planning applications. A flexible approach to the supply and use of land should also be considered to allow a quick response to changing economic circumstances.

At a local level the evidence base should assess the need for existing and future land/ floorspace for employment, retail and leisure uses.

EC4 Local planning approach to economic development
Local authorities should, in line with the principles of sustainable development, positively and proactively encourage sustainable economic growth in both urban and rural areas based on a clear and proactive locally specific economic vision and strategy. Prioritise the reuse of suitable previously developed land, safeguard employment land from other uses and identify land which will facilitate a broad range of economic uses. Support existing business sectors making provision for their expansion or contraction and the promotion of clusters or networks of knowledge driven industry. Local Development Frameworks should also facilitate new working practices such as live/work units and the use of residential properties home working and seek to make the most efficient and effective use of vacant/derelict  land and buildings in both the urban and rural area.

EC5 Local approach to town centres
Local Planning authorities should set out in their core strategies a spatial vision and strategy for the management and growth of centres in their areas over the plan period. They should do this by defining a network and hierarchy of lower order centres to meet the needs of their catchments and ensure that peoples everyday needs are met locally. Make choices about which centres will accommodate any identified growth. 

EC6 Local planning approach to planning for consumer choice and promoting competition for town centre development
Local planning authorities should proactively plan for consumer choice and promote competitive town centre environments for example by supporting diversification of uses in the town centre, planning for a strong retail mix and taking measures to conserve and enhance character and diversity.
EC7 Site selection and land assembly for town centre use

It is expected that local planning authorities should, when selecting sites for town centre uses, base their approach on the identified need for development, identify the appropriate scale, apply the sequential approach to site selection (identifying those site/buildings in appropriate existing centres and likely to become available during the plan period first, followed by well connected edge of centre sites and out of centre locations which are served a choice of means of transport and are close to the centre), assess the impact of the proposed development on existing centres and ensure selected locations are accessible via number of modes of transport. Other considerations such as regeneration of previously developed sites, employment generation, investment, social inclusion, specific local circumstances etc may be material to the choice of appropriate location for development. 
EC8 Managing the evening and night-time economy in town centres
Local planning authorities should prepare planning policies to manage the evening and night time economies in appropriate centres, encouraging a diverse range of complementary evening and night time economy uses to appeal to a wide range of age groups. They should also set out the number and scale of leisure developments they wish to encourage based on their potential impact, including cumulative impact on the character and function of the centre, crime, residential amenity and security issues raised by crowded places.

EC9 Local planning approach to rural areas
Economic development in open countryside away from existing settlements and outside areas allocated for development should be strictly controlled, with most new development to continue to be located in or on the edge of existing settlements to utilise existing infrastructure and promote sustainable development. Subject to recognising the need to protect the countryside, the policies for economic development in this statement apply to rural areas as they do urban areas. 
EC10 Car parking for non residential development
Local planning authorities should through their local development frameworks set maximum parking standards for non-residential development in their area, there should be no minimum standards except for disabled people. A number of factors should be taken into account in setting the standards such as the need to encourage walking and cycling, reduction in carbon emissions and improvement in air quality, current and future public transport accessibility, congestion, promotion of linked trips, town centre vitality and viability, needs of businesses and the differing needs of the rural and urban areas.
EC11 Monitoring

Local planning authorities should use their annual monitoring reports to keep under review the network and hierarchy of centres, the need for further development and the viability and vitality of centres in order to inform the impact of policies and development proposals.

Decision making policies

EC12 Planning applications for economic development
Local planning authorities should adopt a positive and constructive approach towards planning applications for economic development as defined for the purposes of this statement  in both rural and urban areas.

EC13 Village and local centre shops and services
Local planning authorities should seek to protect and strengthen village and local centre shops, services and other important small scale economic uses (including post offices, rural petrol stations, village and church halls and public houses).

EC14 Local development frameworks: re-use or replacement of buildings in the countryside
Local Planning authorities should support the conversion and re-use of appropriately located and suitably constructed existing buildings in the countryside, particularly those adjacent or closely related to towns and villages, for economic development.

EC15 Local development frameworks: tourism in rural areas 
Local planning authorities should support sustainable tourism and leisure developments that benefit rural businesses, communities and visitors and which utilise and enrich, rather than harm, the character of the countryside its towns, buildings and other features.

EC16 Nationally designated areas
Major developments should not take place in Areas of Outstanding Natural Beauty (ANOB) except in exceptional circumstances. Major developments must be demonstrated to be in the public interest before being allowed to proceed and consideration of schemes must include and assessment of need and impact on the local economy of permitting/refusing it and the scope for developing it outside the designated area, impact on the environment, landscape and recreational opportunities. 

EC18 Supporting evidence for planning applications for main town centre uses

Applications for a main town centre uses which are not in an existing centre or up to date development plan should be accompanied by a sequential assessment and an impact assessment. An impact assessment will also be required where a proposed significant development may have an impact on other centres. Impact assessments for retail and leisure developments will be required for schemes over 2,500square metres gross floorspace unless otherwise stated in the development plan.

EC19 The consideration of sequential assessments for planning applications for town centre uses
When considering sequential assessment local planning authorities should ensure that all in centre options have been thoroughly assessed prior to considering less central sites, followed by edge of centre sites which are well connected to the centre by means of easy pedestrian access.
EC20 The impact assessment for planning applications for town centre uses not in accordance with the development plan
In considering evidence in an impact assessment local planning authorities should consider whether the assessment sets out clear conclusions on all town centre and wider impacts that have been assessed. Assessments should focus in particular on the first 5 years after implementation of a proposal and be concise with any assumptions being transparent, justified, realistic and internally consistent and should take into account any positive and negative effects of the proposal, cumulative effect of recent permissions, under construction or completed developments.

EC21 The consideration of planning applications for development for town centre uses not in a centre nor allocated in an up to date development plan
Local planning authorities should refuse applications where the applicant has not demonstrated compliance with the sequential test, where the impact test shows the proposal is likely to leads to significant adverse impacts in respect of climate change or other impact listed in policy EC20 of the PPS. However proposals where the adverse impacts are not major and are likely to be outweighed by significant wider social, economic and environmental benefits should be considered favourably.

EC22 The consideration of applications for extensions to existing town centre development in edge of centre and out of centre locations
Local planning authorities, in determining applications for extensions to town centre development in edge of centre locations, should give the impact on existing town centres particular weight especially if new and additional classes of goods or services for sale are proposed and only apply the sequential approach where the gross floor space of the proposed extension exceeds 200 square metres.

EC23 The consideration of applications for ancillary retail and office uses  
Local planning authorities should ensure that where shops are proposed as an ancillary element to other forms of development e.g. petrol stations, motorway service areas etc that the retail element is limited in scale and genuinely ancillary to the main development through the use of conditions. Where offices are ancillary to other forms of economic development not located in the town centre there should be no requirement for the offices to be located in the town centre.

EC24 The effective use of conditions for town centre uses
Local planning authorities should make effective use of conditions to implement their policies and proactively manage the impacts of development by imposing planning conditions to prevent the subdivision of larger retail units or secure the provision of units for smaller businesses, to ensure the ancillary element remains ancillary, specify the maximum level of floorspace permitted (to avoid internal alterations to increase floorspace), limit the range of goods sold and resolve issues relating to delivery times, traffic, residential amenity etc.
Note: In compliance with section 10d of the Local Government (Access to Information) Act 1985 the report has been prepared in part from the following papers: Consultation paper on a new Planning Policy Statement 4: Planning for Prosperous Economies, CLG May 2009
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