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Planning shapes the places where people live and
work and the country we live in. It plays a key role
in supporting the Government’s wider social,
environmental and economic objectives and for

sustainable communities.
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DEVELOPMENT MANAGEMENT POLICIES

POLICY EC10: DETERMINING PLANNING APPLICATIONS
FOR ECONOMIC DEVELOPMENT

EC10.1 Local planning authorities should adopt a positive and constructive approach
towards planning applications for economic development. Planning applications
that secure sustainable economic growth should be treated favourably.

ECi0.2 Al planning applications for economic development should be assessed against the
following impact considerations:

a. whether the proposal has been planned over the lifetime of the development to
limit carbon dioxide emissions, and minimise vulnerability and provide
resilience to, climate change!?

b. the accessibility of the proposal by a choice of means of transport including
walking, cycling, public transport and the car, the effect on local traffic levels
and congestion (especially to the trunk road network) after public transport
and traffic management measures have been secured!”

c. whether the proposal secures a high quality and inclusive design which takes the
opportunities available for improving the character and quality of the area and
the way it functions

d. the impact on economic and physical regeneration in the area including the
impact on deprived areas and social inclusion cbjectives

e. the impact on local employment

POLICY EC11: DETERMINING PLANNING APPLICATIONS
FOR ECONOMIC DEVELOPMENT (OTHER THAN MAIN
TOWN CENTRE USES) NOT IN ACCORDANCE WITH AN
UP TO DATE DEVELOPMENT PLAN

ECi1a  In determining planning applications for economic development other than for
main town centre uses which are not in accordance with the development plan,
local planning authorities should:

a. weigh market and other economic information alongside environmental and
social information

b. take full account of any longer term benefits, as well as the costs, of
development, such as job creation or improved productivity including any
wider benefits to national, regional or local economies; and

c. consider whether those proposals help to meet the wider objectives of the
development plan

14 See Paragraph 9 and 42 of Planning and Climate Change: Supplement to Planning Policy Statement 1 (CLG, 2007).

i5 Advice on assessing transport impadis is set out in Guidance on Transport Assessments (DfT and CLG, 2007).
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POLICY EC12: DETERMINING PLANNING APPLICATIONS
FOR ECONOMIC DEVELOPMENT IN RURAL AREAS

ECiz.1 Re-use of buildings in the countryside for economic development purposes will
usually be preferable, but residential conversions may be more appropriate in some
locations and for some types of building. In determining planning applications for
economic development in rural areas, local planning authorities should:

a.

support development which enhances the vitality and viability of market towns
and other rural service centres

support small-scale economic development where it provides the most
sustainable option in villages, or other locations, that are remote from local
service centres, recognising that a site may be an acceptable location for
development even though it may not be readily accessible by public transport

take account of the impact on the supply of employment sites and premises and
the economic, social and environmental sustainability of the area, when
considering planning applications involving the loss of economic activity.

approve planning applications for the conversion and re-use of existing
buildings in the countryside for economic development, partictlarly those
adjacent or closely related to towns or villages, where the benefits outweigh the
harm in terms of:

i. the potential impact on the countryside, landscapes and wildlife
ii. local economic and social needs and opportunities

iii. settlement patterns and the level of accessibility to service centres, markets
and housing

iv. the need to conserve, or the desirability of conserving, heritage assets and

v. the suitability of the building(s), and of different scales, for re-use
recognising that replacement of buildings should be favoured where this
would result in a more acceptable and sustainable development than might
be achieved through conversion




PLANNING POLICY STATEMENT 4 | Development management policies 19

POLICY EC13: DETERMINING PLANNING APPLICATIONS
AFFECTING SHOPS AND SERVICES IN LOCAL CENTRES
AND VILLAGES :

ECi3.1

When assessing planning applications affecting shops, leisure uses including public
houses or services in local centres and villages, local planning authorities should:

a. take into account the importance of the shop, leisure facility or service to the
local community or the economic base of the area if the proposal would result
in its loss or change of use

b. refuse planning applications which fail to protect existing facilities which
provide for people’s day-to-day needs

c. respond positively to planning applications for the conversion or extension of
shops which are designed to improve their viability

d. respond positively to planning applications for farm shops which meet a
demand for local produce in a sustainable way and contribute to the rural
economy, as long as they do not adversely affect easily accessible convenience
shopping

POLICY EC14: SUPPORTING EVIDENCE FOR PLANNING
APPLICATIONS FOR MAIN TOWN CENTRE USES

ECi14a

ECig.2

ECi4.3

EC14.4

References in this policy to planning applications for main town centre uses
include any applications which create additional floorspace, including applications
for internal alterations where planning permission is required, and applications to
vary or remove conditions changing the range of goods sold.

The town centre policies in this PPS apply to planning applications for the above
uses unless they are ancillary to other uses. Where office development is ancillary
to other forms of economic development not located in the town centre there
should be no requirement for such offices to be located in the town centre.

A sequential assessment (under EC15) is required for planning applications for
main town cenires uses that are not in an existing centre and are not in accordance
with an up to date development plan. This requirement applies to extensions to
retail or leisure uses only where the gross floor space of the proposed extension
exceeds 200 square metres.

An assessment addressing the impacts in policy EC16.1 is required for planning
applications for retail and leisure developments over 2,500 square metres gross
floorspace or any local floorspace threshold set under policy EC3.1.d not in an
existing centre and not in accordance with an up to date development plan.
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ECi4.5

ECi4.6

ECi4.7

EC14.8

In advance of development plans being revised to reflect this PPS, an assessment of
impacts in policy EC16.1 is necessary for planning applications for retail and
leisure developments below 2,500 square metres which are not in an existing centre
and not in accordance with an up to date development plan that would be likely to
have a significant impact on other centres.

An impact assessment dealing with the impacts set out in policy EC16.1 is also
required for planning applications in an existing centre which are not in
accordance with the development plan and which would substantially increase the
attraction of the centre to an extent that the development could have an impact on
other centres.

Assessments of impacts should focus in particular on the first 5 years after the
implementation of a proposal and the level of detail and type of evidence and
analysis required in impact assessments should be proportionate to the scale and
nature of the proposal and its likely impact. Any assumptions should be
transparent and clearly justified, realistic and internally consistent.

Local planning authorities should respond positively to approaches from applicants
to discuss their proposals before a planning application is submitted and seek to
agree the type and level of information that needs to be included within an impact
assessment,

POLICY EC15: THE CONSIDERATION OF SEQUENTIAL
ASSESSMENTS FOR PLANNING APPLICATIONS FOR MAIN
TOWN CENTRE USES THAT ARE NOT IN A CENTRE AND
NOT IN ACCORDANCE WITH AN UP TO DATE
DEVELOPMENT PLAN

EC15a

In considering sequential assessments required under policy EC14.3, local planning
authorities should: .

a. ensure that sites are assessed for their availability, suitability and viability.

b. ensure that all in-centre options have been thoroughly assessed before less
central sites are considered

c. ensure that where it has been demonstrated that there are no town centre sites
to accommodate a proposed development, preference is given to edge of centre
locations which are well connected to the centre by means of easy pedestrian
access

d. ensure that in considering sites in or on the edge of existing centres, developers
and operators have demonstrated flexibility in terms of:

i. scale: reducing the floorspace of their development;
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ii. format: more innovative site layouts and store configurations such as multi-
storey developments with smaller footprints;

iii. car parking provision; reduced or reconfigured car parking areas; and

iv. the scope for disaggregating specific parts of a retail or leisure development,
including those which are part of a group of retail or leisure units, onto
separate, sequentially preferable, sites. However, local planning authorities
should not seek arbitrary sub-division of proposals

ECi15.2 In considering whether flexibility has been demonstrated under policy EC15.1.d
above, local planning authorities should take into account any genuine difficulties
which the applicant can demonstrate are likely to occur in operating the proposed
business model from a sequentially preferable site, for example where a retailer
would be limited to selling a significantly reduced range of products. However,
evidence which claims that the class of goods proposed to be sold cannot be sold
from the town centre should not be accepted.

POLICY EC16: THE IMPACT ASSESSMENT FOR PLANNING
APPLICATIONS FOR MAIN TOWN CENTRE USES THAT ARE
NOT IN A CENTRE AND NOT IN ACCORDANCE WITH AN
UP TO DATE DEVELOPMENT PLAN

EC16.1 Planning applications for main town centres uses that are not in a centre (unless
EC16.1.e applies) and not in accordance with an up to date development plan
should be assessed against the following impacts on centres:

a.

the impact of the proposal on existing, committed and planned public and
private investment in 2 centre or centres in the catchment area of the proposal

the impact of the proposal on town centre vitality and viability, including local
consumer choice and the range and quality of the comparison and convenience
retail offer

the impact of the proposal on allocated sites outside town centres being
developed in accordance with the development plan

in the context of a retail or leisure proposal, the impact of the proposal on
in-centre trade/turnover and on trade in the wider area, taking account of
current and future consumer expenditure capacity in the catchment area up to
five years from the time the application is made, and, where applicable, on the
rural economy

if located in or on the edge of 2 town centre, whether the proposal is of an
appropriate scale (in terms of gross floorspace) in relation to the size of the
centre and its role in the hierarchy of centres

any locally important impacts on centres under policy EC3.1.e




PLANNING POLICY STATEMENT 4 | Deveiopment management policies

POLICY EC17: THE CONSIDERATION OF PLANNING
APPLICATIONS FOR DEVELOPMENT OF MAIN TOWN
CENTRE USES NOT IN A CENTRE AND NOT IN ACCORDANCE
WITH AN UP TO DATE DEVELOPMENT PLAN.

ECiz1  Planning applications for main town centre uses that are not in an existing centre
and not in accordance with an up to date development plan should be refused
planning permission where:

a. the applicant has not demonstrated compliance with the requirements the
sequential approach (policy EC15); or

b. there is clear evidence that the proposal is likely to lead to significant adverse
impacts in terms of any one of impacts set out in policies EC10.2 and 16.1 (the
impact assessment), taking account of the likely cumulative effect of recent
permissions, developments under construction and completed developments

ECi72 Where no significant adverse impacts have been identified under policies EC10.2
and 16.1, planning applications should be determined by taking account of:

a. the positive and negative impacts of the proposal in térms of policies EC10.2
and 16.1 and any other material considerations; and

b. the likely cumnulative effect of recent permissions, developments under
construction and completed developments

ECi73 Judgements about the extent and significance of any impacts should be informed
by the development plan (where this is up to date). Recent local assessments of the
health of town centres which take account of the vitality and viability indicators in
Annex D of this policy statement and any other published local information (such
as a town centre or retail strategy), will also be relevant.

POLICY EC18: APPLICATION OF CAR PARKING STANDARDS
FOR NON-RESIDENTIAL DEVELOPMENT

EC18.1 local parking standards should apply to individual planning applications unless:

a. the applicant has demonstrated {where appropriate through a transport
assessment) that a higher level of parking provision is needed and shown the
measures proposed to be taken (for instance in the design, location and
operation of the scheme) to minimise the need for parking.
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b.

for retail and leisure developments located in a town centre, or on an edge of
centre site, the local planning authority is satisfied that:

i. the parking provision is consistent with any town centre parking strategy
and the facilities will genuinely serve the town centre as a whole and this has
been secured before planning permission is granted

il. the scale of parking is proportionate to the size of the centre

ECi8.2 In the absence of local parking standards, the maximum standards set out in
Annex D of Planning Policy Guidance Note 13: Transport will apply (subject to the
provisions in Policy EC18.1).

POLICY EC19: THE EFFECTIVE USE OF CONDITIONS FOR
MAIN TOWN CENTRE USES

ECi9.a Local planning authorities should make effective use of planning conditions to
implement their policies and proactively manage the impacts of development by
imposing planning conditions to:

d.

prevent developments from being sub-divided into a number of smaller shops
or units, or to secure the provision of units suitable for smaller business, by
specifying the maximum size of units

ensure that ancillary elements remain ancillary to the main development

limit any internal alterations to increase the amount of gross floorspace by
specifying the maximum floorspace permitted

limit the range of goods sold, and to control the mix of convenience and
compatison goods and

resolve issues relating to the impact of the development on traffic and the
amenity of neighbouring residents, such as the timing of the delivery of goods
to shops and the adequate provision for loading and unloading

EC10.2 In considering restrictions on deliveries, local authorities should take account of all
relevant factors, including impact on congestion, especially in peak periods. In
considering how to mitigate night-time noise, local authorities should consider
alternatives to a complete ban, such as embodying codes of practice into planning
obligations relating to the number of vehicles and noise standards.




