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Introduction

Background to and purpose of this interim policy position statement

In September 2025, the Planning Inspectorate published an appeal decision in which
it was concluded that the District Council cannot demonstrate a five-year supply of
deliverable housing sites in accordance with the requirements of the National
Planning Policy Framework (NPPF)?.

Whilst the implications of not being to demonstrate an adequate supply of housing
land are significant it should be noted that this revised circumstance does not change
what constitutes the development plan in the District. This remains as set out in
section 2.

However, the absence of an adequate supply of housing land will, in practice, have
significant implications for planning decision taking insofar as it means that some
current development plan policies must now be considered to be out of date (this is
considered in more detail in section 4 below) and will mean that certain development
plan policies may generally attract less weight in striking the planning balance on
applications for housing than they would if they were up to date.

Furthermore, in these circumstances “the presumption in favour of sustainable
development” as set out in para 11d of the NPPF will be engaged and should be
considered in taking decisions on relevant applications. This states:

“d) where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date®, granting permission
unless:

i. the application of policies in this Framework that protect areas or assets of particular
importance’ provides a strong reason for refusing the development proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole,
having particular regard to key policies for directing development to sustainable
locations, making effective use of land, securing well-designed places and providing

affordable homes, individually or in combination®.”

The presumption in favour of sustainable development, including footnotes, is set out
in full in Appendix A.

The Council’s initial response to this significant change in planning circumstances was
considered at its Cabinet on 6™ October 20252. At this meeting the Cabinet (among
other things):

1 See Appeal Ref: APP/J3720/W/25/3358848 available at: 3358848 Decision
2 See item 7 on: Agenda for The Cabinet on Monday, 6th October, 2025, 10.00 a.m. | Stratford-on-Avon
District Council



https://www.stratford.gov.uk/doc/213975/name/3358848%20Appeal%20Decision.pdf
https://democracy.stratford.gov.uk/ieListDocuments.aspx?CId=485&MId=6795
https://democracy.stratford.gov.uk/ieListDocuments.aspx?CId=485&MId=6795

- recognised the potential significant implications of being unable to demonstrate a 5-
year supply of deliverable housing land;

- identified a significant number of measures to be pursued as a matter of urgency as
part of an Action Plan to seek to address the situation and boost the supply the
deliverable housing land;

- delegated powers the Council’s Head of Development pursue work on the Action
Plan; and

- established a senior cross party Member Advisory Group to assist with the delivery
and monitoring of the Action Plan.

1.7 The production of this interim policy position statement was one of the measures
endorsed by Cabinet as part of this Action Plan. Other Action Plan measures are being
pursued in parallel to it.

1.8 This statement has been produced to identify clearly which of the current
development plan policies now need to be considered to be out of date and consider
the implications of this. In doing this it is hoped to provide a measure of clarity to the
industry and public about how applications will be considered in current
circumstances. In practice this has changed markedly from the situation that existed
prior to September 2025 in relation to certain housing led applications.

Consultation process

1.9 This draft Interim Policy Position Statement will be subject to public consultation for a
four week period between Mon 9% Feb and Mon 9™ March. Following consideration of
responses received it is intended to finalise it as soon as possible. It is anticipated that
this will be considered by the Council’s Cabinet on 13t April 2026.

The status of this Interim Policy Position Statement

1.10 This Interim Policy Position Statement when completed will not be part of the
development plan, nor will it be a supplementary planning document. It does not seek to
set new or supplement existing policy.

1.11  Whilst the position statement will have no statutory weight, following its finalisation it
may be considered to be a material consideration that can be taken into account in
determining planning applications. The weight that may be ascribed to it will be a matter
for the planning decision taker and will vary depending on the circumstances of the
individual application.

1.12 Owing to this status it not considered necessary to subject this interim policy position
statement to any form of Sustainability Appraisal or Strategic Environmental Assessment.
However, as part of Stratford District Council’s standard procedures it will be screened for
possible equalities impacts prior to its consideration by Cabinet.



1.13

1.14

The Policy Position Statement is only intended to apply for a temporary period. It will
cease to have any relevance if either:

- the Council publishes a housing land supply statement demonstrating that thereisa 5
year supply of deliverable housing sites across the District; or

- the emerging South Warwickshire Local Plan is adopted.

The document has been prepared in a period of significant change to the planning
system. It may need to be updated or amended periodically to reflect further changes
or case law established. When this happens, the Council will add a note to its website
to make people aware, but unless the change is significant the Council may not
formally consult on further changes.



2 The Development Plan for Stratford-On-Avon

2.1 Planning law requires that applications for planning permission be
determined in accordance with the development plan, unless material
considerations indicate otherwise3. The development plan for Stratford-
on-Avon District is made up of the following documents:

° Stratford-on-Avon Core Strategy 2011-2031 — This was adopted on
11t July 2016. As required, the Council undertook an assessment
of whether its adopted Core Strategy remained up-to-date in April
2021, this concluded that at this point it did remain up-to-date.
Both these documents remain available on the Council website*.
The Council is currently repeating the assessment of whether Core
Strategy policies remain up-to-date. It is intended this revised
assessment will be published in April 2026 and should be read
alongside this interim policy position statement.

. The Warwickshire Minerals Local Plan 2018-2032. This was
adopted by Warwickshire County Council in July 2022. Its status
and relevance to any planning decisions to be taken by Stratford-
On-Avon District Council as local planning authority is considered
unlikely to be impacted by the housing land supply position in
Stratford-on-Avon and so is not considered further in this
document.

° The Warwickshire Waste Core Strategy 2013-2028. This was
adopted by Warwickshire County Council in July 2013. Its status
and relevance to any planning decisions to be taken by Stratford-
On-Avon District Council as local planning authority is considered
unlikely to be impacted by the housing land supply position in
Stratford-on-Avon and so is not considered further in this
document.

. The “Made” neighbourhood plans in the District. There are
currently 32 of these documents across Stratford-on-Avon®. The
impact on housing land supply position on them is considered
further in section 5 of this document.

2.2 What constitutes the development plan for the area will change over time. Presently
the Council is working jointly with Warwick District Council on the South Warwickshire
Local Plan, it also has commenced work on a Site Allocations Plan (although the latter
document is unlikely to progressed to adoption due to the progress being made on the
SWLP into which allocations are likely to be incorporated). The timetable for
preparation of emerging planning documents is set out on the Council’s Local
Development Scheme (LDS), which is currently being updated. Once completed the
updated LDS will be reflected in the final version of this document. Emerging
development plan documents may be material considerations capable of being taken
into account in reaching planning decisions they do not form part of the development

3 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the Town and Country
Planning Act 1990

4 See Core Strategy | Stratford-on-Avon District Council

5 See Neighbourhood Planning | Stratford-on-Avon District Council



https://www.stratford.gov.uk/planning-building/core-strategy.cfm
https://www.stratford.gov.uk/planning-building/neighbourhood-plans.cfm

plan for the area until they are formally adopted.

2.3 The development plan is supported by a range of other policy documentation. This
includes supplementary planning documents, site specific masterplans, parish plans
and village design statements. Further details of these are available on the Council’s
website®. These documents are all capable of being material considerations but they
are not part of the statutory development plan. Their relevance and the weight that
can be attached to any of these documents will be a matter for the planning decision
taker and will vary on a case by base.

6 See Planning Policy | Stratford-on-Avon District Council



https://www.stratford.gov.uk/planning-building/planning-policy.cfm
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Housing Land Supply Position in Stratford-On-Avon

Over the second half of 2024 the Government made a number of significant changes
to the planning system in England aimed at supporting its stated commitment to
deliver 1.5 million new homes over the life of the current parliament.

In December 2024, it published an updated version of the National Planning Policy
Framework (NPPF). Alongside this it also revised the national methodology which is
required to be used to calculate the number of homes that local planning authorities
are required to plan for and ensure are built. This figure was previously known as
Objectively Assessed Need (OAN) and is now known as Local Housing Need (LHN).

The change to the standard method had the effect of increasing housing need
significantly over much of rural England. Stratford-on-Avon District was no exception.
The methodology that had been required to be used prior to December 2024
calculated the district’s housing need as 553 dwellings per annum (dpa). The
December 2024 LHN methodology resulted in the district’s housing need being
calculated as 1,126 dpa, an increase of over 100%.

The Council updated its 2024 housing land supply position in June 2025 to take
account of the new NPPF and associated changes. Updates to the land supply position
are required regularly and the practice in Stratford is to publish these annually. Since
adoption of the Core Strategy updates had shown supply to be well in excess of the 5-
year requirement. The June 2025 update could only demonstrate the equivalent of
5.06 years’ worth of land supply. Whilst this document has now been effectively
superseded it remains available on the Council’s website”’.

Following the publication of the Bordon Hill appeal decision the Council has accepted
that it can currently only demonstrate a supply of deliverable housing sites of 2.74
years and it has a significant shortfall of around 2,285 homes against the required
level. The Council is not intending to publish a further update on its land supply
position until this summer and is working to publish an up to date assessment based
on the housing stock that existed on 1°t April 2026 and assessing the deliverable supply
over the five year period 1 April 2026 — 315t March 2031. This is quicker than in
previous years where annual position statements were typically published in
September and October, but additional resources are now being committed to this
process as part of the Action Plan and it is considered that publication in August should
be achievable. This assessment will also need to revise aspects of the Council’s
methodological approach to calculating land supply to fully reflect the conclusions of
the Bordon Hill appeal.

Sections 4 (in relation to the Core Strategy) and 5 (in relation to neighbourhood plans)
of this note seek to identify the policy content in the current development plan which
now needs to be considered out of date as a result of not being able to demonstrate

7 See Five Year Housing Supply | Stratford-on-Avon District Council



https://www.stratford.gov.uk/planning-building/five-year-housing-supply.cfm

a five year supply.



4,

4.1

4.2

4.3

4.4

Core Strategy Policies on Housing Supply

With regard to housing the adopted Core Strategy sought to ensure delivery of at least
14,600 additional homes over its 20 year plan period. This equated to an average
delivery requirement of 730 homes a year, however it was not expected to be delivered
in a straight line over the plan period. It planned for a lower level of delivery in its early
phases, peak delivery between 2016/17 — 2020/21 before reverting to the 730 homes a
year for the final ten years of the plan.

Whilst housing delivery levels have fluctuated over the plan period to date the targets
set out in the plan have been comfortably exceeded. Annual Monitoring Reports record
that as of April 2024 delivery had been 131.3% of target®. This high level of take up
allocations has meant that the plan has insufficient unbuilt allocations remaining to
effectively respond to the comparatively sudden uplift in the Local Housing Need from
553 dwellings per annum (dpa) to 1126 dpa.

In accordance with good planning practice the Council had acknowledged the need to
commence planning for plans to replace and update the Core Strategy in order to
maintain an adequate supply of deliverable housing sites across the District. This was
done relatively soon following the adoption of the Core Strategy and led to considerable
work being conducted on both the South Warwickshire Local Plan (being prepared
jointly with Warwick District Council) and the Stratford Site Allocations Plan. Under
previous methodologies for calculating housing needs these processes would have
resulted in sufficient land being made available to have maintained a five year land
supply but the scale of change to the housing requirement published in late 2024 was
so substantial that it effectively removed the flexibility provided for in the Core Strategy
and has rendered the housing strategy contained within it out of date.

The housing strategy set out in the Core Strategy is contained within the following
policies:

- CS15 which provides the overall framework for the distribution of this level of
development across the plan area and informs the Area Strategy policies of the plan;

- CS16 which sets the overall level of housing development;

- CS17 which deals with housing needs arising from outside the District;
- CS.18 which deals with Affordable Housing;

- CS.19 which deals with Housing Mix and Type;

- CS.20 which deals with Existing Housing Stock and Buildings; and

- CS.21 which deals with accommodation for Gypsies and Travellers and Travelling
Showpeople.

These CS policies are supported by the Area Strategy policies. AS.1 sets out the area
strategy for the main town (Stratford), AS.2-9 address the 8 main rural centres identified
in CS.15, AS.10 addresses the countryside and villages apart from certain brownfield

8 See page 44 of 23/24 AMR available at: Monitoring Information and Reports | Stratford-on-Avon District
Council

10
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areas that are covered by AS.11.

4.5 These policies are considered further in turn below. Each of the policies is attached at
appendix B.

Policy Analysis as to whether policy should be considered out of date

CS.15 This policy sets out the main spatial strategy for the plan and the
hierarchy of places where development will be supported. As there is
now a clear requirement to deliver housing at a far greater level that
would result from following the spatial strategy it follows that insofar as
housing proposals are concerned this policy should be considered to be
out of date.

As a consequence housing development may now be appropriate at
locations other than listed in the bullet points under part A, B, D and in
part F. Where proposals for housing developments larger than
consistent with principles of CS.15 a detailed masterplan should not be
required unless required by the NPPF or particular local circumstances.

Elements of policy aimed at encouraging development on brownfield
sites and local needs schemes seek to encourage rather than restrict
supply and so can be considered to be up to date.

CS.16 Overall policy clearly provides for insufficient homes to be delivered to
meet current needs it follows that insofar as housing proposals are
concerned this policy should be considered to be out of date.

As a consequence housing delivery in excess of approximate targets in
section A and B may be acceptable. Limitation on the scale of
development in 4 categories of service village undoubtedly seeks to
restrict supply.

Aspects of the policy supporting delivery of allocated sites should not be
considered out of date as should support expressed for neighbourhood
planning.

CSs.17 This is strategic and significant issue. It is important that insofar as is
practicable housing addresses the pressing and significant shortfall in
local needs. It should be noted that the in the Bordon Hill decision the
inspector noted the plan-making process is the most appropriate route
for dealing with this issue as it is a strategic and cross-boundary matter.
Policy should be considered to be up to date.

CS.18 CS.18 is a positive policy which acts in support of the strategic objective
to secure a mix of housing types and tenures. LHN figure encompasses
both affordable and open market needs, indeed in circumstances where
insufficient housing is being provided this can increase demand for
affordable tenures. Nothing in the evidence base suggests the 35%
target in CS.18 is not required. Bordon Hill decision letter ascribed

11



significant weight to acute need for affordable housing alongside market
housing.

Separate procedures apply to circumstances where viability may prevent
the provision of housing where the policy is applied. Policy should be
considered to be up to date insofar as housing proposals are concerned.

CS.19

Housing type and mix. See above. Nothing in the evidence base or the
Bordon Hill decision suggests that housing mix requirements are
unreasonable.

Policy should be considered to be up to date insofar as housing proposals
are concerned.

CS.20

Primary purpose of the policy is to safeguard existing housing stock as a
vital resource. Policy is considered to remain up to date. Circumstances
of being unable to demonstrate sufficient supply of new housing land
would suggest, if anything, decision maker may consider applying
increased weight to the issue in striking the planning balance. Policy
should be considered to be up to date.

Cs.21

Policy is essentially restrictive specifying multiple constraints that new
sites must comply with. There is a pressing need for further Gypsy and
Traveller site provision alongside the need for housing for the settled
population. Insofar as proposals for residential accommodation are
concerned this policy should be considered to be out of date. It should
noted however that many of the factors listed in the policy would still
attract weight by virtue of the NPPF.

AS1-9

In practice the nature of these area strategies set out aspirations for
environmental, social and economic improvements that may be
delivered to assist settlements to absorb the levels of growth set out in
the housing strategy. They aren’t worded as restrictive polices seeking
to restrict housing delivery unless certain things are delivered. Where
housing delivery may occur at greater levels than envisaged in the Core
Strategy it is considered important that positive policies seeking to
improve supporting infrastructure are retained. Individual judgements
will need to be made on the circumstances of the case but policies are
considered to be largely up to date.

AS.10

Policy specifies a range of circumstances where development may be
acceptable around villages and in the open countryside. However,
penultimate paragraph is restrictive in nature seeking to prevent all other
types of development unless certain circumstances are met. Where
there is a pressing housing need that doubtless will require the release of
further sites in the countryside to deliver this aspect of the policy in
respect of housing proposals should be considered out of date.

Policy should be considered up to date in respect of non-residential
development.

AS.11

Positive policy to encourage re use of brownfield sites. Policy should be

12




4.6

4.7

4.8

4.9

\ \ considered up to date. \

In considering the implications of the above it is important to recognise a general point
about making planning decisions in the context of housing applications where no
adequate housing supply exists. The statutory requirement remains to have regard to
relevant development plan policies even those which may be considered to be out of
date and the issue that then arises is the weight that should be attached to them in
reaching planning decisions. On this matter case law has identified that the weight to be
ascribed to out of date policies is a matter of planning judgement for the individual
decision-maker to arrive at in the circumstances of the individual case. By way of
illustration in a case determined under an earlier iteration of the NPPF Lindblom J
stated®:

“....neither paragraph 49 of the NPPF nor paragraph 14 prescribes the weight to be given
to policies in a plan which are out of date. Neither of those paragraphs of the NPPF says
that a development plan whose policies for the supply of housing are out of date should be
given no weight, or minimal weight, or, indeed, any specific amount of weight. One can of
course infer from paragraph 49 of the NPPF that in the Government’s view the weight to be
given to out of date policies “for the supply of housing” will normally be less, often
considerably less, than the weight due to policies which provide fully for the requisite
supply...... However, the weight to be given to such policies is not dictated by government
policy in the NPPF. Nor is it, or could it be, fixed in the case law of the Planning Court. It
will vary according to the circumstances, including, for example, the extent to which the
policies actually fall short of providing for the required five-year supply, and the prospect of
development soon coming forward to make up the shortfall”.

So whilst in practice it is likely that the weight to be attached to the above out of date
policies in reaching decision on planning applications for housing may generally be
limited, this is a matter for the planning decision taker to take a view on as part of
reaching the planning balance in individual cases.

In the light of this situation, and subject to the consideration of the response to
consultation on this document, the local planning authority is minded to change
certain of its practices so that it seeks a greater level of evidence about the likely
timing of delivery in its considering of planning applications for housing that are being
brought forward contrary to the out of date policies for housing supply in the
development plan. In circumstances where clear evidence can be obtained for the
actual delivery of residential units which bear directly upon the available supply within
the current five year period, the local planning authority is minded to treat such
evidence as a relevant material consideration in the context of the current shortfall in
supply. Subject to examination of any provided information alongside all other
material considerations, the Council may consider that such information weighs
positively in favour of such a proposal.

Where such information has weighed in favour of proposals the Council will seek to

9 Extracts from para 72 of the judgement of Lindblom J in the case of Crane v SSCLG [2015] EWHC 425 under
the original wording of the NPPF so para numbers have now changed

13



4.10

4.11

maximise the prospects of delivery being in accordance with submitted information
through the use measures such as the imposition of appropriate planning conditions.

Furthermore, in certain circumstances where the end developer has been identified
early in the development process, it may be possible for applicants to seek full
planning permission for a development rather than to submit an outline application
which would need to be followed by more detailed reserved matter applications. This
is typically a quicker route to implementation and would more readily be considered
as “deliverable” in the context of 5 year land supply as set out in national planning
practice guidance. Subject to examination of any provided information alongside all
other material considerations, the Council may again consider that such information
weighs positively in favour of such a proposal.

The government has previously indicated that it is minded to introduce additional
measures to encourage or require prompt build out of planning consents!?. The
Council intends to keep this matter under review and is keen to explore the use of any
such additional powers introduced.

10 See Planning Reform Working Paper: Speeding Up Build Out - GOV.UK

14
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5 Neighbourhood Plans

5.1 There is a good level of coverage of neighbourhood plans across Stratford-On-
Avon. Presently there are 32 “Made” neighbourhood plans!! each of which is
available via the Council’s website. They are part of the statutory development
plan and support the delivery of the strategic policies, including those for housing
land supply, contained in the Core Strategy.

5.2 The NPPF addresses the issue of how neighbourhood plans should be considered
in decision making in circumstances where there is inadequate housing land supply
across the wider district in para 14. This states:

“In situations where the presumption (at paragraph 11d) applies to applications
involving the provision of housing, the adverse impact of allowing development that
conflicts with the neighbourhood plan is likely to significantly and demonstrably
outweigh the benefits, provided the following apply:

a) the neighbourhood plan became part of the development plan five years or less
before the date on which the decision is made; and

b) the neighbourhood plan contains policies and allocations to meet its identified
housing requirement (see paragraphs 69-70).”

5.3 Effectively this allows in certain circumstances any housing supply policies
contained in Neighbourhood Plans to be treated as being up-to-date even though
there is not an adequate land supply across the District as a whole. However, both
criteria a) and b) need to be met. An analysis of this is presented below.

Plans failing Criteria A: More than 5 years since Adopted

Bidford-on-Avon Neighbourhood Plan (July 2017)

Brailes Neighbourhood Plan (December 2019)

Claverdon Neighbourhood Plan (December 2019)

Ettington & Fulready Neighbourhood Plan (July 2018)

Harbury & Deppers Bridge Neighbourhood Plan (Nov 2018 - Amended May
2020)

Kineton Neighbourhood Plan (October 2016)

Long Compton Neighbourhood Plan (April 2016)

Loxley Neighbourhood Plan (July 2020)

Salford Priors Neighbourhood Plan (July 2017)

Shipston-on-Stour Neighbourhood Plan (Oct 2018)

Snitterfield Neighbourhood Plan (August 2018)

Stratford-upon-Avon Neighbourhood Plan (December 2018)

Welford-on-Avon Neighbourhood Plan (June 2017)

Wellesbourne & Walton Neighbourhood Plan (December 2018)

Wilmcote and Pathlow Neighbourhood Plan (February 2018)

Wootton Wawen Neighbourhood Plan ( February 2018)

11 See: Neighbourhood Planning | Stratford-on-Avon District Council

15
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16 Neighbourhood Plan fail the test criteria A. No further analysis of their policies
has been undertaken at this stage.

With regard to criteria B this has 2 aspects to it, again both need to apply for policies
to retain their up to date status with regard to housing supply. 9 of the more recently
adopted plans contain no housing allocations and so will fail this test. These are listed
below:

Plans Failing Criteria B part one: Plans Adopted in past five years but no
housing allocations

Alcester Neigbourhood Plan (July 2021)

Beaudesert & Henley-in-Arden Neighbourhood Plan (July 2024)
Bearley Neighbourhood Plan (October 2021)

Bishop Itchington Neighbourhood Plan (February 2023)

Fenny Compton Neighbourhood Plan (April 2023)

Hampton Lucy Neighbourhood Plan (July 2024)

Long Itchington Neighbourhood Plan (April 2023
Napton-on-the-Hill Neighbourhood Plan (July 2021)
Tredington Neighbourhood Plan (July 2023)

This leaves the following 7 Plans which are both recently adopted and contain housing
allocations.

Plans Adopted in past five years and with housing allocations

Clifford Chambers & Milcote Neighbourhood Plan (July 2021)
llImimgton Neighbourhood Plan (July 2021)

Long Marston Neighbourhood Plan (April 2024)

Quinton Neighbourhood Plan (February 2023)

Southam Neighbourhood Plan (July 2023)
Tanworth-in-Arden Neighbourhood Plan (December 2022)

Tysoe Neighbourhood Plan (February 2022)

For these plans it will be necessary to consider whether the extent of allocations they
contain is sufficient to meet identified housing needs in accordance with the guidance
is given in paras 69 and 70 of the NPPF. This task is not necessarily straightforward as
where there is not an adequate land supply it is considered that it will not be possible
to do this by reference to the out of date housing strategy contained within the Core
Strategy.

To undertake this exercise the Council is keen to keep this exercise simple. In making
this judgement the Council intends to have regard to the scale of allocations made in
the NDPs, the stock of unimplemented consents and allocations made in the
immediate area and compare these to proportion of the District’s LHN figure that the

16



5.9

5.10

area would be expected to accommodate based the proportion of the District’s
population that the area has (so an NDP area with 1% of the District population would
be expected to provide for 1% of the LHN figure). A briefing session for Parish Council
is being planned during the consultation period on this note to support parishes in
preparing informed responses to this aspect of the consultation.  Following the
consultation it is intended to amend this section of the document to make clear which,
if any, of these 7 neighbourhood plans are considered to have up to date policies
concerning housing supply.

Where the housing supply policies in Neighbourhood Plan need to be treated as out
of date the implications will be similar to those described in relation to the Core
Strategy. These will need to be considered on a case by case basis by the decision
maker. The greatest impact is likely to be on the defined settlement boundaries that
are defined in a number of NDPs. These are likely to carry significantly reduced
weight in decision making related to housing proposals where the NDP housing
supply policies cannot be considered to be up to date.

It should be noted that the many positive policies contained in NDPs facilitating
forms of housing development will continue to carry significant weight.

17



6.1

6.2

6.3

6.4

6.5

6.6

Conclusions and Next Steps

Stratford-on-Avon District is far from unique in not being able to demonstrate an
adequate housing land supply. Whilst the shortfall in land supply that it faces is
significant it doesn’t require a fundamental shift in delivery rates to achieve targets.
Average housing delivery across the District in the period 2015/16-2023/24 was 1,229
dwellings per year!?. This gives confidence that the capacity existing in the
construction sector and market demand is sufficient to enable delivery to happen
should additional housing land supply be released through the existing planning
system.

The report that was endorsed by the Council’s Cabinet on 6™ Oct last year set out a
series of measures that were designed to do this and progress again this is being
steered by a senior cross party member working group. Additional resources have
been put in place to improve capacity across the Development Service and to drive
delivery of the Action Plan measures. Progress will be reported back through Cabinet
periodically to ensure there is appropriate public oversight on this matter.

These efforts to increase housing land may include efforts to: remove blockages to
sites that are currently stalled; to speed commencement on already consented sites;
and to encourage faster build out rates of sites which are being built out slowly; but
at the heart of the issue is an insufficient supply of sites that benefit from planning
consent. Therefore, it will be necessary to take a positive and constructive approach
to development management and apply the presumption in favour of sustainable
development to ensure that this is done.

The action plan listed a number of measures that will be pursued to do this and work
on this matter is underway. Whilst this is progressed there are a number of matters
that the Council wish to bring to the attention of those considering promoting housing
development on sites that may be deemed to be acceptable in the absence of 5 year
housing supply.

Pre-application advice

The Council offers a paid for prep-application advice service. Details of this are
available on the Council’s website!3. Potential applicants are strongly encouraged to
take advantage of this service. This will enable the best possible quality evidence to
be prepared in support of development proposals which should increase the prospects
of applications being progressed promptly and positively through the planning
process.

Pre-application processes can be very helpful in helping to establish the infrastructure

12 See section 1.10 of October 6™ Cabinet report linked above for further info.
13 See Pre-Application Advice | Stratford-on-Avon District Council
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6.7

6.8

6.9

needs of sites and settlements. The detail of current pre-application processes and the
costs associated with obtaining this advice will be reconsidered further by the Council
to examine whether it may be possible to provide early identification of sites that are
likely to contribute significantly to meet the current housing shortfall and expedite the
process of providing advice in such cases.

Supporting appropriate development proposals

The Council intends to positively support appropriate and well evidenced proposals that
will result in the development of much needed housing to serve our communities.
Whilst, as this policy statement explains, the weight that may be applied to certain
aspects of the current development plan for the area is likely to be significant reduced
in practice, it is important to appreciate that many aspects of the development plan
will still be afforded very considerable weight in the decision making process and that,
in line with the National Planning Policy Framework and national planning practice
guidance there are wide range of other factors that will also need to be considered.

It is important that appropriate developments are brought forward in appropriate
locations to serve the needs of our communities and that these developments bring
forward the necessary infrastructure improvements so impacts can be considered
acceptable. When it comes to identifying the additional sites that will be needed,
attention is likely to be focused on housing sites that will see significant delivery within
the short term (ie that will demonstrably improve the 5 year land supply position).

Sites should be of a scale and density appropriate to the settlement in which they are
proposed, taking account of evidence on services and facilities within them. The scale
of development for sites within or well-related to the settlement, should be
appropriate to the size, character, and role of the settlement in which they are
proposed. In deciding whether the scale is appropriate, the Council will continue to
have regard to the cumulative impact of extant unimplemented permissions,
emerging development plan allocations or other planning applications in the relevant
settlement. For significant scale development or where there are multiple development
proposals, applicants will be expected to collaborate positively with the Council and in
engagement with communities and relevant statutory undertakers to identify the
infrastructure required to make developments acceptable.
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Appendix A - NPPF Paragraph 11
The presumption in favour of sustainable development

11.  Plans and decisions should apply a presumption in favour of sustainable
development.

For plan-making this means that:

a) all plans should promole a sustainable pattern of development that
seeks to: meet the development needs of their area; align growth
and infrastructure; improve the environment; mitigate climate change
{including by making effective use of land in urban areas) and adapt
lo its effects;

b) strategic policies should, as a minimum, provide for objectively
assessed needs for housing and other uses, as well as any needs
that cannot be met within neighbouring areas®, unless:

i. the application of policies in this Framework that protect areas or
assets of particular importance provides a strong reason for
restricting the overall scale, type or distribution of development in
the plan area’; or

il. any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole.

For decision-taking this means:

c) approving development proposals that accord with an up-to-date
development plan without delay; or

d) where there are no relevant development plan policies, or the
policies which are most imp-nrtant for determining the application are
out-of-date®, granting permission unless:

i. the application of policies in this Framework that protect areas or
assets of particular importance” provides a strong reason for
refusing the development proposed; or

il. any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole, having particular
regard lo key policies for directing development to sustainable
locations, making effective use of land, securing well-designed
places and providing affordable homes, individually or in
combination®.

§ As established through statements of common ground (see paragraph 28).

7 The policies refermad o are those in this Framework (rather than those in development plans) relating to: habitz
siles (and those sites listed in paragraph 194 ) andfor designated as Siles of Special Scientific Interest; land
designated as Green Balt, Local Green Space, a Mational Landscape, a Mational Park [or within the Broads
Authority) or defined as Heritage Coast; imeplaceable habilats; designated herilage assels (and other harilage
assals of archaeckogical interast refemad o in footnole T5); and areas at risk of flooding or coastal change.

8 This includes, for applications involving the provision of housing, situations where: the local planning authorit
cannol demonstrate a five year supply of deliverable housing sites (with the appropriate buffer as set out in
paragraph T8); or whare tha Housing Dalivery Tesl indicales thal the delivery of housing was subslantially
below (less than T5% of) the housing requirement over the previous three years. See also paragraph 232,

U The policies referred to are those in paragraphs 66 and 84 of chapter 5; 91 of chapler 7 110 and 115 of
chapter 9; 128 of chapter 11; and 135 and 139 of chaplar 12.
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APPENDIX B - Selected Core Strategy Policies

Full plan available at Core Strategy | Stratford-on-Avon District Council

Policy CS5.15

Distribution of Development

The distribution of development in Stratford-on-Awon District during the plan period 2011
= 2031 will be based on a pattern of balanced dispersal, in accordance with the distinctive
character and function of the wide range of sustainable locations across the District:

A. Main Town: Stratford-upon-&won

The town is the principal settlement in the District and as such is a main focus for
housing and business development. Services and infrastructure will be improved to
reflect the scale of development that takes place. The role of the town centre as a foous
of shopping, services and tourism will be maintained.

The specific strategy for the town 5 set out im its Area Strategy and Policy AS.1
Stratford-upon-Avon.

Development will take place:
= on allocated sites identified in the Area Strategy and shown on the Policies Map;
= on sites identified in the Meighbourhood Plan; and

= through the redevelopment and re-use of suitable land and property within the Built-
Up Area Boundary defined on the Policies Map.

B. Main Rural Centres

The following rural market towns and large villages are identified as suitable locations for
housing and business development and the provision of bocal services:

Alcester, Bidford-on-Avon, Henley-in-Arden, Kineton, Shipston-on-Stour, Southam,
Studley and Wellesboumme

The strategies for these settlements are set out in their individual Area Strategies and
Policies AS.2 to AS.9.

Development will take place:

= on allocated sites identified in the Area Strategies and shown on the Policies Map;

= on sites identified im a Nelighbourhood Blam; and

= through the redevelopment and re-use of suitable land and property within their
Built-Up Area Boundaries as defined on the Polides Map.

C. New Settlements

The following two locations are identified as sustainable growth points for the creation of

new communities, providing for a range of uses and making a significant contribution to

meeting the housing needs of Sbratford-on-Avon District:

= Land in the vicinity of Gaydon and Lighthorne Heath to the west of the M40 - the
detailed provisions of this development are set out in Proposal GLH and the exstent of
the site is shown on the Policies Map.

= Land at Long Marston Airfield - the detailed provisions of this development are set
out in Proposal LMA and the extent of the site is shown on the Policies Map.
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D. Local Service Villages

& wide range of villages fall imto this category, im accordance with the level of local
services available. The status of an individual settlement could alter if the availability of
services changes.

The scale of housing development that is appropriate in each willage is specified in Policy
C5.16 Housing Development.

Development will take place:

= on sites identified in a Meighbourhood Plan; and

= through small-scale schemes on unidentified but suitable sites within their Built-Up
Area Boundaries {where defined) or otherwise within their physical confines.

E. Large Rural Brownfield Sites
To encourage the effective use of previously developed land, development will take place
on Large Rural Brownfield Sites in accordance with Palicy AS.11.

F. All other settlements

Development is restricted to small-scale community-led schemes which meet a need
identified by the local community.

G. Local Meeds Schemes

Within and adjacent to settlements, development may include small-scale community-led

schemes browght forward to meet a need identified by that community. Dwellings

provided through such schemes will contribute to the overall housing requirement for the

District.

Requirements

All development at existing setdements is expected to protect and enhance the character

of the settlement involved and its setting. To achieve this, each individual proposal will

be assessed against the following principles:

1. in relation to residential development, the number of homes proposed ks consisbent
wiith the overall scale of development identified for the settlement in Policy C5.16
Housing Development;

2. the scale of the development is appropriate to its immediate surroundings and to the
owverall size and character of the settlement;

3. the design of the development is well-related to, and can be readily integrated with,
the existing form of the settlement;

4. the location and extent of the development does not have an unreasonably harmful
impact on the surrounding landscape and setbing of the settlement;

5. the location and extent of the development would not result in the idenmtity andfor
integrity of the settement being undermined as a result of the reduction in the gap
with an adjacent settlement; and

6. the scheme incorporates or provides for appropriate improvements to the
infrastructure and services of the commumnity.

For development proposals that are cleardy larger than would be consistent with the

principles set out abowve, a detailed Masterplan accompanying an application will be
required to show:
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= what specific and addittonal opportunities would be secured for the benefit of the local
Community;

= how any impacts on the character of the existing settlement and community would be
owercome effectively;

= what arrangements would be made to phase the implementation of the development;
and

= how the necessary imfrastructure and services to support the development would be
provided.

It is expected that promoters of development schemes will engage with the local
community, including through the neighbourhood planning process where such a plan is
under active preparation, prior to the submission of a planning application.

Policy C5.16

Housing Development

#A. Housing Reguirement

Stratford-on-Avon District will meet its objectively assessed housing needs for the perod
2011 to 2031. Provision will be made for at least 14,600 additional homes, distributed as
followes based om the sustainable locations identified im Policy C5.15:

=  Stratford-upon-Avon: approximately 3,500 homes

= Main Rural Centres: approximately 3,800 homes

=  Mew Settlement at Lighthome Heath: approximately 2,300 homes

= Mew settlement at Long Marston Airfield: approsimately 2,100 homes
= Local Service Villages: approximately 2,000 homes

= Large Fural Brownfield Sites: approximately 1,245 homes

=  Other Rural Locations: approximately 750 homes

B. Strategic Allocations

To deliver the housing requirement, the Core Strategy identifies the following strategic
allocations for housimg and housing-led mixed-use dewelopment during the plan period.
The detailed provisions for each site allocation are set out in Section & Area Strategies.

= 650 homes within the plan period from a total of approximately 1,010 homes on the
Canal Quarter Regeneration Zone, Stratford-upon-Avon [(SUWA1)

= &5 homes South of Alcester Road, Stratford-upon-Avon (SUA2)

= 500 homes Morth of Bishopton Lane, Stratford-upon-Awvon (SUA.3)
» 1590 homes Morth of Allimore Lane (southern part), Alcester (ALC.1)
= 160 homes North of Allimore Lane (morthemn part), Alcester (ALC.2)
» 200 homes West of Banbury Road, Southam (S0U.1)
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= 165 homes West of Coventry Road, Southam (SOU.2)

= 530 homes South of Daventry Road, Southam (S00U.3)

» 2300 homes within the plan pericd from a total of approximately 3,000 homes at
Gaydon/fLighthorme Heath New Settlement (GLH)

» 2100 homes within the plan pericd from a total of approximately 3,500 homes at
Long Marston Airfield New Settlement (LMA)

A further strategic allocation of approximately 2,000 homes is identified for the Local

Service Villages. Policy C5.15 identifies four categores of Local Service Village, to which

the following housing reguirements apply:

= Category 1 - approximately 450 homes in total, of which no more than around 25%
should be provided in any individual settlemeant

= Category 2 - approximately 700 homes in total, of which no more than around 12%
should be provided in any individual settlemeant

= Category 3 - approximately 450 homes in total, of which no more than around 13%
should be provided in amy individual settlement

= Category 4 - approximately 400 homes in total, of which no more than around 8%
should be provided in amy individual settlement

Within the Green Belt Local Service Villages, housing development will take place wholly
in accordance with the provisions of Policy 5. 10.

L. Neighbourhood Planning
The Council is committed to giving local people the opportunity to influence where homes

are built in their communities and encourages Parish Councils to prepare Meighbourhood
Plans that identify sites to meet or exceed the housing reguirements set out above.

D. Phasing and Delivery

The accompanying Housing Trajectory Table shows how the housing requirement will be
delivered. The provision of new homes will be monitored at least annually to ensure the
trajectory is being met and to assess the howusing land supply. The calculation of 5 year
housing land supply as set out in the latest Authority Momitoring Report (AMR]) will
provide the mechanism for managing housimg delivery and updating the Housing
Trajectory to bring forward additional sites if required.

The Site Allocations Plan will identify Reserve Housing Sites providing flexibility to ensure
that the District can meet in full its agreed housing reguirement (the share of the housing
ne=ds arising in the Coventry and Warwickshire Housing Market Area to 2031) and/or to
respond to the need to meet housing need arsing outside the Coventry and Warwickshire
Housing Market Area (HMA). The location of any reserve sites will take account of the
settlement pattern and the overall balance of distribution of dewelopment set out in Policy
C5.15. Reserve sites will have the capacity to deliver up to 20% of the total housing
requirement to 2031.

Reserve sites will be released in the following circumstances:

= To rectify any identified shortfall in housing delivery in order to maintain a 5 year
supply of housing land in Stratford-on-Avon District;

= To contribute to meeting any identified additional need for housing in relaton to a
net growth im jobs at Jaguar Land Rower arising from development of the
employment allocation at Gaydon Lighthome Heath;
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To contribute to meeting within the District any identified shortfall in housing across
the Coventry and ‘Warwickshire HMA as demonstrated through the agreed outcomes
of ongoing joint working between the Covenbry and Warwickshire local planning
authorities;

To contribute to meeting any housing needs arising outside the Coventry and
Warwickshire HMA that it is accepted through co-operation between the relevant
councils as needing to be met within the HMA and most appropriately being met
within the District.

Im accordance with Policy C5.17, the Council will bring forward a review of the Core

Strategy If it is evident that the reguired scale of additional housing site provision is
beyond that which can properly be addressed within the context of the Site Allocations

Plan process.

Policy C5.17

Accommodating Housing Need Arising from
outside Stratford-on-Avon District

The existence of unmet housing need arising outside Stratford-on-Awon District will not
render this Plan out of date. However, the Plan will be reviewed if evidence demonstrates
that significant housing needs arising outside the District should be met within the District
and cannot be adeguately addressed without a review. To establish this, the Council will
wirk with other local authorities in the Coventry and Warwickshire Housing Market Area to:

1.

prepare and maintain a joint evidente base including howsing need and housing land
availability;

take part in @ process to agree the strategic approach to address amy shortfall of land
availability to deliver im full the Housing Market Area'’s Objectively Assessed Housing
Meed or other evidenced housing need arising outside the District; and

where the evidence and the duty to co-operate process clearly indicates that there is a
housing need that canmot be met within the administrative boundaries of the authority
im which the need arises and part or all of the need could most appropriately be met

within Stratford-on-Avon District, the Council will seek to identify the most appropriate
sites to mest this need and will review the Local Plan to do this, should it be required.
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Policy C5.18

Affordable Housing

#A. Requirement and Thresholds
All new residential development that incorporates or comprises wse as a dwelling house
within Use Class C3 will be required to contribute to the provision of affordable housing in
aocordance with the following thresholds:
= In the parishes of Alcester and Kinwarton, Bidford-on-Awvon, Henley-in-Arden and
Beaudesert, Kineton, Shipston-on-5tour, Southam, Stratford-upon-Avon, Studley and
Mappleborough Green, Tanworth-in-Arden, and Wellesboumne; development
providing:
= 11 or more dwellings; or
= & or more dwellings with a combined floorspace of more than 1,000=sgm

= In all other parishes: development providing & or more dwellings.

The Council will have regard to the nature of a scheme, including the relevant planning
umit, in order to determine whether it comes within Use Class 3 and is subject to the
provisions of this policy. The affordable houwsing will comprise 35% of the homes, unless
credible site specific evidence of wiability indicates otherwize. Schemes proposing more
than 35% affordable housing provision, including rural exceptions, will also be supported
where it meets an identified need. The Council will also support Use Class C2 and C2a
schemes that contribute to the provision of affordable housing.

B. On-site Provision

0n schemes proposing fewer than 11 homes a contribution to off-site affordable housing
provision im the District will be provided where on-site provision (in whole or part) is not
proposed. On schemes proposing 11 or more homes, affordable housing will b2 provided
on-site.

The application of the affordable housing reguirement may result in a fractonal level of
provision. Given the distributional strategy of this Plan and the preference for smaller

sites, fractional provision assumes greater importance for reasons of equitability. On sites
of fewer than 11 homes, the fractional requirement will be provided as an off-site
contribution. For sites proposing bebseen 11 and 20 homes the requirement for on-site
provision will be rounded down to the mearest whole unit {unkess the applicant proposes
rounding up), with the balance to be provided as an off-site contribution. For sites
proposing 21 homes or more, affordable housing will be provided on-site to the nearest
whaole umit.

Full or partial off-site provision of general needs affordable housing on sites proposing 11
or more homes will only be permitted where exceptional circumstances hawve been
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demonstrated to the Coundl’s satisfaction. Schemes providing specialised accommodation
may provide affordable howsing off-site where such prowvision has been justified to the
Council’s satisfaction. In both droumstances the altermative form of provision will be
equivalent or better im all respects to the affordable housing were this to have been
provided on-site in accordance with Part A of the Policy.

C. Affordability and Tenure

Affordable housing is defined as social rented, affordable remted, and intermediate

housing provided to eligible households whose needs are not met by the market. Such

housing will;

1. Ensure the development of cohesive and stable communities, through the provision of
appropriate stock and tenure profiles and management arrangements on each site.

2. Effectively meet the needs of households, including through its availability at a cost
lowe enough for them to afford, determined with regard to local house price and
miarket rent leveals.

3. Indude provision for homes to remain at an affordable cost for future eligible
households or, exceptionally if relevant restrictions are lifted, for the subsidy involved
in their development to be fully recycled for altemative affordable housing provision.

On each site to which this policy applies, an appropriate tenure profile will be determined
based on the principle that total affordable housing costs (rents and sale prices together
with any applicable service charges) must be set at levels which will ensure that the
acoymmaodation is genuinely affordable to all households on low incomes, including those
in work and/or with special needs. In accordance with the housing size and mix reguired
by Policy C5.19, the following preferred tenure mix will also apply. The final mix achieved
on any site will be informed by the up-to-date position set out in the Development
Reguirements SPD, which shall take into account amy change to the definibon of
affordable housing established via national guidance, any relevant site specific issues and
evidence of local circumstances:

- Maximum 20% Affordable Rented Housing
- Maximum 20% Intermediate Housing
] Minimum 60% Social Rented Housing

0. On-site Integration

To ensure community cohesion and good design, affordable homes will be fully integrated
in the design of the overall scheme, being physically and visually indistinguishable from
the market units and dispersed across the site in clusters appropriate to the size and
scale of the development.

E. Delivery

The provision of affordable housing will be required irrespective of the awailability of
public subsidy. Schemes will remain at an affordable price for future eligible houssholds
or for the subsidy to be recyded for altermative affordable housing provision. The Coundl
will identify guality benchmark standards im respect of affordable housing allocation,
monitoring and management arrangements in its Development Reguirements SPD.
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Policy CS.19

Housing Mix and Type

#A. Principle

All new homes (both market and affordable and whether gemeral needs or specialised)
will contribute to the creation of balanced and sustainable communities by meeting
identified bocal and District housing needs in terms of mix, size, tenure and type to cater
for the full range of different households. Generally, the larger the scale of development,
the more opportunity exists for a wider range of dwelling types and sizes.

B. General Needs Housing Mix

The following table sets out the preferred type and mix of homes that will apply, im
accordance with the tenure mix set out in Policy C5.18 Affordable Housing, but the final
mix achieved on any site will be informed by the up-to-date positon set out in the
Development Requirements SFD, taking account of any relevant site spedfic issues and
evidence of local market circumistances.

Dweelling Type farket housing Affordable Housing

1 bed 5-10% 15-20%
(2 person)

2 bed 35-40% 35-40%

(3 or 4 person)
3 bed 40-45% 35-40%

(5 or & person)
44 bed 15-20% 5-10%

(&, 7 or B+ person)

To maximise flexibility in the housing stock, 1 and 2 bed affordable homes should be
provided through an appropriate mix of bungalows, flats, apartments, maisonettes and
houses, whilst 3 and 4 bed affordable homes should be provided as houses. Intermediate
affordable howsing should not be provided as 1-bed homes wnless an exceptional
justification s advanced as part of a planning application. All 1 and 2 bed affordable
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homes should be buillt with bedrooms capable of satisfactorily accommodating 2
occupiers in each bedroom (i.e. double or twin bedrooms) unless anm exceptional
justification is advanced as part of a planning application.

C. Specialised Accommaodation
Specialised accommaodation is housing that meets the needs of vulnerable people of
whatever age and includes the broad range of accommodation for older people such as,
for example, "extra care' housing accommodation for eldery people. Schemes that
prowvide specialised accommodation whilst promoting independent living will be supported
in accordamce with Polioy C5.16 Housing Development provided all of the following
criteria are met:

1. the type of specialised accommodation proposed meets identified District needs and
contributes to maintaining the balance of the housing stock in the locality;

2. the proposal relates well to the existing settlement and provides easy access to
services and facilities, including public transport, enabling its residents” to live
independently as part of the commumnity;

3. the design of the proposal, incuding any individual wnits of accommodation, is
capable of meeting the specialised accommodation support and care needs of the
occupier; and

4. arrangements are im place to ensure the delivery of appropriate care and support
packages.

D. Flexible Design and Space Standards

All residential development will be designed and built to encourage sustaimable and
flexible living. In particular, it will provide accommodation that cam be easily adapted to
suit changing household needs and circumstances, including to cater for home working
and to benefit household members with disabilities or older residents who may need care
and support. All dwellings will therefore incorporate sufficient storage space and floor
layouts will provide practical usable space and a good standard of amenity.

29



Policy C5.20
Existing Housing Stock and Buildings

A. Conversions and Changes of Use
The District"s existing housing stock will be managed and safeguarded as a vital resource.

Proposals will not result in the net loss of dwellings through demalition or change of use
unless there is a specific and overriding justification.

The subdivision or conversion of existing buildings into dwellings or existing houses inbo
flats or Homes in Multiple Ococupation (HMO) will be supported where the residential use
iz acceptable im principle and the conversion provides a satisfactory safe living
environment and amenity for the intended occupiers and there would be no significant
adverse impact on the amenities of neighbouring properdes by wvirtwe of the
intensification of use.

The provision of flats above shops will also be supported in principle where the proposal
does not dilute or undermine the commercial activity on site or in the wicinity.

B. Alterations and Modifications

Alterations and maodifications to existing buildings and dwellings, induding proposed
extensions, outbuildings and annexes, will be of an appropriate scale and subservient im
relation to the existing building, taking into account the site location and the cumulative
impacts of previous extensions and development on the site where appropriate.

L. Replacement Dwellings

Renovating existing dwellings is often a more sustainable and environmentally friendly
approach than replacing existing dwellings in their entirety. Where the existing dwelling
i= not considered suitable for retention, the replacement dwelling will be well sited im
relation to the existing site and buwildings, not wvisually intrusive, and not significanthy
larger than the dwelling it replaces.

Where a replacement dwelling is considered appropriate, the existing dwelling will have a
lawiful planning use as a dwellng and not have been demolished prior to the
determination of the associated plamning application andfor have been abandoned.
Replacement dwellings should be sited within the |lawful curtilage of the existing dwelling,
unless significant environmental benefits would result.

D. Empty Homes
The Council will support in principle the re-use of empty homes for residential use where
the home has an existing lawful residential use.

E. Regquirements

1. Proposals will preserve and enhance the character of the locality and will not
unacceptably detract from the amenities of any neighbouring property by reason of
loss of daylight, loss of privacy, overshadowing, or owverbearing impacts.

2. Proposals for new dwellings should help achieve sustainable mixed communities by
contributing to the provision of a mix of housing to meet local needs.

3. In determining applications, other material planning considerations will be taken into
account, in particular the impacts on highway safety, heritage assets, protected
trees, openness in the Green Belt, protecied species, flooding and drainage.

4. Proposals will be compliant with the considerations set out in the Dewvelopment
Reguirements Supplementary Planning Document, as appropriate.
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Policy C5.21

Gypsies and Travellers and Travelling Showpeople

Proposals for the provision of permanent, temporary and transit Gypsy and Traveller
pitches and Trawelling Showpeople plots will be considered against the following criteria:

1.

10.

11.

12.

the site iz not located within the Green Belt, wnless there are wery special
croumstances, or the Cotswolds Area of Outstanding Matural Beauty (AOMB], unless
it complies with Folicy C5.11;

the site is not located within an area of designated historic or envirommental
importance and will not compromise the objectives of any mational or local
designation, including Special Landscape Areas;

if located in proximity to the Cotswolds ADMB, the site will have a buffer of
appropriate scale and landscaping to minimise any adverse visual impact upon the
ADMNE;

the site should avold areas prone to fluvial, pluvial or surface water flooding, and
exclude areas with a 1 im 100 or greater annual probability of flooding;

the site will not be located on unmstable or contaminated land that cannot be
mitigated;

the site will have safe access to the highway and avoid significamt impact on minor
rural roads;

the site will be in a sustainable location in reasonable proximity to local services and
facilities, including health amd emergency services, making them accessible by
modes of transport more sustainable than the private car;

the location of the site will not result in unacceptable environmental impacts on the
amenity of future oocupiers of the site;

the development and use of the site makes best use of previously developed, untidy
or derelict land where available and suitable and will not have unacceptable adverse
impacts on the landscape, biodiversity or the built environment;

the site will have a good residential environment and be of good quality layout and
design incorporating appropriate landscaping, security, utilities and fadlities, and be
acceptable in terms of foul and surface water drainage and waste storage and
disposal;

the site will not have an unacceptable adverse impact on neighbouring residential
amenity, including moise from amy commercial activities; and

arrangements are put in place to ensure the proper management of the site to sesk
to ensure community cohesion between the settled and traveller communities.

The Gypsy and Trawveller Local Plan will identify sites but consideration will also be given
to the provision of pitches as a component of sites allocated for development in the Core
Strategy, where this is considered appropriate.
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Policy AS.10

Countryside and Villages

This policy applies to all parts of the District apart from those which lie within the Built-
Up Areas Boundaries defined for Stratford-upon-Avon and the Main Rural Centres, the
area covered by Proposal GLH, the area covered by Proposal LMA and land covered by
Policy AS.11 Large Rural Brownfield Sites.

In order to help maintain the vitality of rural communities and a strong rural economy,
provision will ke made for a wide range of activities and development in rural parts of the
District.

All proposals will be thomoughly assessed against the principles of sustainable
development, including the need to:

= minimise impact on the character of the local landscape, communities and
environmental featurses;

= minimise impact on the oocupiers and users of existing properties in the area;

= awoid & level of increase in traffic on rural roads that would be harmful to the local
area;

= make provision for sustainable forms of transport wherever appropriate and justified;

= prioritise the re-use of brownfield land and existing buildings; and

= seek to avoid the loss of large areas of higher guality agricultural land.

The following forms of development and wses in the countryside are acceptable in
principle:

Community

[a) Small-scale schemes for housing, employment or community facilities to mest a
nesd identified by a local community in a Parsh Flan, Neighbourbood Flam or other
form of local evidence, on land within or adjacent to a village.

Residential

(b} Small-scale housing schemes, including the redevelopment of buildings, within the
Built-Up Area Boundary of a Local Service Village (where defined), or otherwise
within the physial confines, in accordance with Policy C5.15 Distribution of
Development and Policy C5.16 Housing Development.

(] Conwersion to a residential use of a building within the physical confines of a village.

(d) Conwersion to a residential use of a redumdant or disused building in open
countryside, constructed of brick or stone, that is listed or of local historic,
architectural or other mert. In such cases, residential should be the only viable use
and the buildimg should be capable of conwversion in @ manner that is appropriate to
its character and setting.
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(2] A dwelling that forms part of the conversion of a building in open countryside where it
is ancillary to a business and is necessary to ensure the efficient and secure operation
of the business.

(f) A replacement dwelling subject to its scale and design not causing inappropriate harm
to the character of the area or to neighbouring properties.

(g} Redevelopment of a bad neighbour site for residential development where the current
use has been the cause of prolonged environmental conflict.

(h) A small-scale expansion of an existing mobile or park home site where this would
secure benefits to its function and appearance.

(i1 A permanent dwelling for cccupation by a person engaged in an agricultural operation
or other form of use that can only reasonably be cammied owt in the countryside,
subject to a funcbonal need being established.

(i} A new single dwelling in open countryside which is of exceptional gquality and design
and makes a positive contribution to the character of the local area.
Business

(k) Conversion of a building for business purposes subject to its location and character,
including historic or architectural merit, being suitable for the proposed wse and it
having been in existence for at least ten years.

(I} Redevelopment at a similar scale of am existing building for business purposes,
excluding holiday lets, where this would result in a more effective use of the site.

{m} Small-scale expansion of an existing group of buildings for business uses, exduding
holiday kets, where the site is readily accessible by means of transport other than the
private car.

(n} An extension to a business in its established location, particularly if it would be
unreasonable to expect the business to relocate in order to expand.

{o0) A building or structure related to agriculture, horticulture and forestry where it is
reguired for such purposes.

(p) Farm-based business activities, including farm shops selling locally sourced produce
that would help to diversify and support the wiability of agricuttural operations.

{g) Mew and extended garden centres and nurseries.

(r} Eguine and eguestrian-related activities, wherever practicable using existing buildings
and structures.

Towrism and Leisure

() Small-scale tourism, visitor accommodation and leisure based uwses, including sport
and recreation, particularly those which would help to provide local employment and
support rural services.

(t} Purpose-built visitor accommodation that is directly associated with and related to the
scale and nature of am existing use.

{u} A small-scale expansion of an existing holiday caravan/chalet site where this would
secure benefits to its function and appearance.

(w) Golf courses, golf driving ranges and andillary facilities.
Tourism and leisure-related schemes will also be assessed against the provisions of Policy
C5.24.

All ather types of development or activity in the countryside, unless covered by a specific
policy im the Core Strategy, will need to be fully justified, offer significant benefits to the
local area and not be contrary to the overall development strategy for the District.

For proposals relating to sites within the Green Belt or the Cotswolds Area of Cutstanding
MNatural Beauty, the specific provisions of Policy C5.10 and Policy C5.11 respectively will
be taken fully into account.
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