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POLICIES DC 30 – RURAL COMMERCIAL DEVELOPMENT AND THE EXPANSION OF EXISTING RURAL COMMERCIAL SITES/INTENSIFICATION OF USES AND DC 31 - REPLACEMENT BUILDINGS FOR COMMERCIAL USES IN THE COUNTRYSIDE
1. 
Introduction
1.1 
This Response Statement relates to Policies DC 30 and DC 31 and the justification for the Council’s decision to include these policies, both in terms of their objectives and the specific wording, within the General Development Control Policies DPD.
1.2 
The overall spatial strategy for Horsham District is set out in The Core Strategy (2007), adopted by the Council on 2 February 2007 (CDHor2). The General Development Control Policies DPD is derived from the visions, objectives and strategic policies of the Submission Core Strategy.  Each policy is intended to expand, where necessary, the policies of the Core Strategy, going beyond the strategic level and assisting in the more detailed site specific consideration of proposals at the planning application stage. 
1.3
A number of issues relating to these policies were raised in the original representations on the Submission General Development Control Policies document (CDHor1). Subsequently, the Inspector has identified the following key issues and questions for examination:


DC 30 – RURAL COMMERCIAL DEVELOPMENT AND THE EXPANSION OF EXISTING RURAL COMMERCIAL SITES/INTENSIFICATION OF USES 
· Is the policy mainly a duplication of other DC and Core Strategy policies?

· Does a. encourage inappropriate development in the countryside?

· Are the criteria appropriate and flexible?
DC 31 - REPLACEMENT BUILDINGS FOR COMMERCIAL USES IN THE COUNTRYSIDE
· Are the criteria, appropriate, clear, reasonable and flexible?
2. 
Basis for policy approach and wording
2.1
The Council believes that these policies address key issues of importance in this District.  Being a largely rural District, there are a number of businesses located in the rural areas, or wish to relocate to those areas, which contribute to the economic and social prosperity of the area.  Furthermore, they can contribute towards sustainable objectives by providing local employment and reducing the need for employees to travel.  Policies DC 30 and 31 therefore set out the Council’s policy for meeting the needs of these businesses in terms of new commercial development and expansion of exiting businesses and sites.  The policies also deal with the issue of replacement buildings which can also meet sustainable development objectives by providing environmental enhancement and reducing the impact of development in the countryside.
2.2 The wording of the policies is intended to strike the right balance in terms of the guidance given and the level of detail involved. It is important that the policies are supportive of the rural economy whilst ensuring that any new development is compatible with a countryside location and not harmful the character of the area in terms of its built form or its impacts such as traffic.  It is also necessary, in terms of new development, to have a level of justification for that development to ensure it relates to the needs of the local economy or to the existing business.  The policies therefore use a number of criteria to set out in a clear and reasonable way, the requirements that any business will be expected to fulfil in seeking development of this nature.  The policies give definition at the local level to the advice set out in PPS7 (CDNat2).
3. 
Principal Issues
3.1 
Five representations were submitted on Policy DC 30 in response to the Submission Document, two of which refer to the policy being sound, the remaining three raising concerns about various criteria or regarding the implementation of the policy.  Mr and Mrs Searle (1980) make comments about the issue of the relocation of businesses.  The Council wishes to emphasise that the policy is not aimed at providing opportunities for businesses to relocate from the built up area to the countryside, as this would not encourage sustainable forms of development.  However, the policy recognises that in some circumstances such development may be required, principally to secure the relocation of badly sited uses.  Paragraph 3.215 makes it clear that the need for commercial development should be met from existing premises or sites within the built up areas or other allocations in the first instance.  It is further considered that the reference to criterion b.ii. does not restrict the relocation of firms as this part of the policy only relates only to the expansion of existing rural commercial buildings.
3.2
The comments of Thakeham Village Action (1572) refer to the addition or deletion of specific clauses.  These issues will be dealt with in response to the Inspector’s questions below.  The comments of Brett Incorporated (2084) appear to support the policy as the consequence of b.iv is to limit the expansion of buildings or uses to the limits of its curtilage.
3.3
Two representations were submitted on DC 31 both suggesting changes to the wording of the policy.  Both respondents have submitted further statements for the purposes of the examination and will therefore be dealt with below.
3.4
The Inspector has indicated that the key issues in relation to Policy DC 30 are:

Is the policy mainly a duplication of other DC and Core Strategy policies?

3.5
The Council submits that the policy is not a duplication of Core Strategy policies.  Policy DC 30 is a development policy with a greater depth of detail which defines and elaborates on Policy CP 8 (Small Scale Greenfield Sites) and CP 15 (Rural Strategy).  Policy CP 15 for instance, refers to where ‘exceptionally new or replacement buildings are involved’ and Policy DC 30 provides the circumstances where this may be appropriate.  It is therefore considered that the policy is necessary in its own right to deal with the development management of new rural commercial development and expansion of existing buildings and uses.  Furthermore, the policy does not duplicate other development control policies; it concisely identifies the issues that an applicant should have regard to.  It is considered that, as the policy sets in a positive form the circumstances where new development may be permitted in the countryside, it is appropriate to temper this supportive approach with criteria that act as a reminder to applicants that the development will still be required to meet other development control criteria.
Does a. encourage inappropriate development in the countryside?

3.6
The Council maintains that criterion a. does not encourage inappropriate development in the countryside.  Policy CP 8 allows, exceptionally, for new development in the countryside where specific rural economy or environmental enhancement objectives can be met.  This is further reflected in Policy CP 15 which again looks towards substantial environmental improvement and a reduction of impact on the countryside where, exceptionally, new buildings are permitted.  As spatial planning policies, these polices do not encourage new development in the countryside, but allow for them in particular circumstances where an economic or environmental objective can be met.  Policy DC 30 expands on this by detailing the economic circumstances that might be applicable, which are the needs of the local economy, the relocation of badly sited uses, or extensions to existing development which are essential to the operation of established businesses.  The policy is not intended to set aside the requirement under DC 1 to ensure the sustainable development of rural areas, but allows economic development in the countryside where this helps maintain a healthy rural economy.
Are the criteria appropriate and flexible?

3.7
It is submitted that the criteria are entirely appropriate by setting out the circumstances whereby the local economy and the needs of existing businesses can be met without prejudicing the character of the countryside.  The policy is flexible in that it does not set out any onerous tests or specify any detailed requirements that businesses have to fulfil in order to justify ‘the needs of the local economy’.  Furthermore, PPS7 requires planning authorities to set out in LDDs their criteria for permitting economic development in different locations, including the future expansion of business premises, to facilitate healthy and diverse economic activity in rural areas.  The criteria in this policy fulfill this objective.
3.8
The Inspector has indicated that the key issues in relation to Policy DC 31 are:


Are the criteria, appropriate, clear, reasonable and flexible?
3.9
PPS7 states that the Government is supportive of the replacement of suitably located, existing buildings of permanent design and construction in the countryside for economic development purposes. It goes on to state that this can result in a more sustainable development and requires local planning authorities to set out in their LDDs the criteria they will apply to the replacement of countryside buildings.  Policy DC 31 fulfills this requirement by setting clear criteria which indicates the circumstances in which the Council will allow replacement buildings.  It requires, amongst other matters, for the applicant to demonstrate that the existing building cannot be reused, there is a need for its replacement, it is suitably located and is currently visually intrusive.  It also sets the parameters for the new building in terms of floorspace and height and precludes a significant increase in the level of activity.  In this respect the policy is appropriate, clear and reasonable.  It is also flexible as it does not set out any onerous tests or specify any detailed requirements for an applicant to fulfil.  
4.0
Response to Submitted Statements
4.1
Thakeham Village Action (1572) has submitted a position statement in respect of Policy DC 30.  The issues raised have been dealt with in the response to the Inspector’s questions above. 
4.2
Thakeham Village Action has also submitted a position statement in respect of DC 31.  The Council submits that, having regard to the comments concerning the protection of the character of the area, that the policy already fulfils this within a number of the criteria and is further amplified by policies DC 1 and CP 15.  In addition, regarding the comments relating to design, it is not considered necessary to include this within the policy as again it is covered by other policies such as DC 11 (Design).
4.3
The Federation of Sussex Amenity Societies (94) also makes comments regarding the character of the countryside and the Council’s response is as stated in paragraph 4.2.

5.0 Conclusion

5.1
The policy reflects Central Government advice by providing support for the replacement of appropriately located and suitably constructed existing buildings in the countryside.  It sets out in detail how this Council will consider such applications and provides definition to Policy CP 15 and the Spatial Objectives of the Core Strategy by allowing the evolution of the countryside to meet economic needs.
5.2
The policy meets the relevant Tests of Soundness, particularly Test 4 (it complies with national policies, including PPS7); Test 6 (the policy complies with the Core Strategy, particularly Policies CP15); Test 7 (it is considered the most reasonable in all the circumstances and is founded on a robust and credible evidence base); and Test 9 (it is reasonably flexible to enable it to respond to changing circumstances).
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