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Summary

The Country Land and Business Association is seriously concerned that the draft Plan (the Plan), does not recognise the huge changes currently facing rural England. The CLA would urge that the Plan is ‘rural proofed’ and that Policy RDF3 should recognise the valuable potential contributions of rural areas in the Region.

The CLA submits that failure to do so will result in many rural communities becoming unsustainable, in the dereliction of large areas of the countryside; and in a serious weakening of the rural economy throughout the North West of England.

The Country Land & Business Association

The Country Land and Business Association (CLA) has 4,000 members in the North West Region, who own or manage approximately half of the rural land in the area. CLA Members also manage many different types of rural businesses ranging from large to micro-enterprises. They manage landscapes of regional, national and international importance.
CLA Members provide land and capital for investment in farming or other rural businesses.  Our Members are also heavily involved in the social, environmental and housing sectors in their communities. They generate jobs and incomes in the rural economy and are involved in rural tourism, from managing the landscape through to ownership and management of tourist attractions and accommodation. 
Most planning objectives for the countryside - economic, social and environmental - rely on landowners and managers, for their success.  The CLA is directly concerned with all these aspects of planning policy.

The rural economy
The rural economy makes a major contribution to that of the region. Land based businesses provide or underpin the environmental and recreational benefits of the countryside that are increasingly valued by the population as a whole. Sustainable rural areas can be best provided by a successful and sustainable rural economy allied with a flexible, integrated and sustainable planning system with policies that all pull in the same direction.

Changes in the rural economy
Although the Plan recognises that considerable change is likely in the rural economy, the CLA would submit this will not simply occur in upland areas. The CLA would suggest that the Plan fails to meet these challenges; indeed, it may exacerbate the changes to the serious disadvantage of rural areas and the countryside as a whole.
Support for agriculture has changed from production subsidies to payments for the provision of “public goods”, such as attractive and biodiverse environments. Production will now be dependent on the profitability of each enterprise, and individual land managers will react to this in different ways. 
This will have several impacts in planning terms. Patterns of rural employment will change at a greater rate than currently. Farm holdings will become either larger or smaller. More farms will become part time or ‘hobby’ farms. This may lead to these businesses making more individualistic planning requests. Additionally, these changes will impinge on the infra structure that currently supports agriculture. The pressure on rural businesses to diversify will increase, but tourism cannot be the only answer. There is already oversupply of holiday cottages in some areas and no demand in other parts of the Region. 
In planning terms, it is essential that there is greater flexibility to allow development for small rural businesses. Simply providing affordable housing in rural areas where there are no jobs will make communities less rather than more sustainable. 
Some farms will need to develop in order to remain competitive, or to comply with increasing legislative requirements. Others will look to develop non-farming businesses in order to remain viable. Local Planning Authorities (LPA’s) should recognise that their policies should reflect this dynamic situation, rather than reflecting the traditional farm unit. 
The rural areas of the region are a major regional resource in their own right, and should not be regarded simply by what they can provide the city regions. They do provide spiritual refreshment and recreation for many, but this can only be provided by economic activity and vigorous communities. The Plan fails to recognise these contributions, particularly Policy EM1. 

The CLA is concerned by the presumption implied throughout the Plan that rural areas are peripheral to the future economic wellbeing of the North West. The Plan must recognise that without a vibrant working countryside, populated by local people with the necessary skills, many of the benefits will be lost over time. Without these people in employment, much of the landscape protection, which supports the recreational activity, will be lost. Many millions of pounds of public money will then be required to maintain the existing benefits. 
Development outside the Key Service Centres

Although many of the rural population reside in small towns, much of the economic activity takes place in more sparsely populated areas. This is important in its own right but also provides environmental, cultural and recreational facilities for much of the population. The plan must recognise all these interests, as they do not necessarily conflict.
The CLA agrees that most development, whether housing or employment, should be sustainable but we believe concentrating it in Key Service Centres will seriously disadvantage many rural communities.  See next Section for the CLA’s comments on Key Service Centres. 
It is implicit throughout the Plan, not only in Policy RDF3, that there should be little or no development outside the Key Service Centres. This will damage the rural economy, seriously impact on rural communities, particularly in the north and east of the Region; and lead to the opposite outcomes to those desired in the Plan. Local communities would be further depopulated of people of working age with families. The remaining population will be older and perhaps more dependent on services no longer sustainable. Parts of the landscape could well become derelict, perpetuating further decline in the areas surrounding Key Service Centres.
There are numerous examples throughout the whole Plan which will lead to these outcomes, which the CLA believe is due to lack of appreciation of the dynamics of the countryside by the authors of the Plan, which appears to be urban based. Examples are too numerous to mention in this submission but have been referred to in earlier documents and by other respondents. 
The CLA’s most serious concern is how Local Planning Authorities (LPA’s) may use the Plan as part of their Local Development Framework. The CLA is concerned by the emphasis of Policy RDF3, in that many LPA’s may read ‘concentrate’ in Policy RDF3 as ‘all’.  
As written, it will be misused by many LPA’s who will not accept the challenge suggested for ‘sparse’ rural areas. It is essential that these areas should have the same opportunity for development as the remainder of the Region, especially at a time when the agricultural sector is experiencing such far-reaching change. The Plan recognises this in Policy CNL3, but this Policy should be expanded beyond the Lake District. The CLA already has examples of neighbouring LPA’s taking opposing approaches to Government guidance on the development of new buildings in the countryside. 
The Plan states that 81% of the North West area can be regarded as rural. The CLA is concerned that Policy RDF3 associates rural issues simply with the development needs of small towns. Planning policies to address issues in small towns, especially Key Service Centres, are very different to those required for more rural areas.
The Countryside Agency’s definition of ‘rural’ includes substantial settlements. The glossary to the Plan suggests something quite different.   The Countryside Agency’s definition fails to differentiate between rural towns, and the more sparsely populated areas which are characterised by smaller and more isolated settlements.  It also fails to provide adequately for those areas which comprise ‘areas of open countryside and villages’ i.e. Glossary definition.
The CLA feels this is a fundamental flaw with the document and urges that this issue be revisited. 
In defining “rural” so generally, the Plan can gloss over the significant difficulties affecting rural areas outside market towns.  By allocating development to the market towns, and maintaining that this serves the wider area, it can claim compliance with the aims of PPS1 whilst failing to adequately address the needs of these more “isolated” rural communities. 

The CLA would suggest that LPA’s be required to develop specific policies for all such areas. We would urge that Policy RDF3 be divided into two separate Policies dealing with the issues affecting small rural towns and those rural communities that are more isolated from the service centres to ensure that the latter shares in the development of the Region.  

The CLA would urge that a new Policy be written which recognises that some development is essential in rural areas beyond Key Service Centres. 

The CLA believes this view is shared by NWRCC, NWRAF, by a number of local authorities and the respondents represented by North West Planning Aid.

The CLA would also urge that the whole Plan is ‘rural proofed’ before it is finalised.

Key Service Centres

The CLA shares the concerns of many other participants that development should be concentrated in Key Service Centres (KSC’s), especially in the north of the Region, for the reasons stated above and also due to the location of these KSC’s in relation to rural areas as a whole.
We are also concerned that the Plan fails to recognise that many rural communities are isolated from Key Services Centres. Other Participants may have similar concerns; particularly LPA’s who will have to produce the next tier of planning policy.
Rural housing

The Plan suggests that no housing development should take place outside KSC’s. The lack of affordable and local rural housing is a serious problem in many parts of the Region. In parts of Cumbria, there is insufficient housing either 

for workers in service industries such as tourism or to ensure the environmental protection of the landscape. The Plan aims to sustain rural communities but the current policies will have the opposite effect.
The current situation, well documented in two reports published earlier this year¹, means rural housing is becoming more out of reach of local people, so leading to the migration of the indigenous communities to urban areas. This has social, economic and environmental impacts on these rural communities. The understandable response of a number of LPA’s is to introduce very restrictive housing policies limiting all new development with ‘local’ and ‘affordable’ conditions.  The CLA believes this will create a two tier housing market with a detrimental effect on the region as a whole.
Whilst the CLA sympathises with this reaction, it is not the whole answer nor will it meet the needs of these communities.  It may even reduce the housing stock available to local people even further. As an example, a survey this year has identified the need for over 4,000 housing units in the South Lakeland area. The LPA has introduced policies stating that all new development should be ‘local’ housing. The CLA would suggest that the market cannot produce this level of housing without a more flexible planning policy with some market led housing to meet the needs of people migrating into the area.

At a more detailed level, LPA’s are currently taking very different approaches to the conversion of redundant farm buildings into housing. Some are using RPS7 flexibly whilst others are now totally opposed to any development in ‘open countryside’. An increase in the housing stock could ameliorate the problem, and also allow rural dwellers the opportunity to live where they work, with all the attendant social and environmental benefits.
The CLA would urge that a Policy needs to be developed to meet the housing needs of differing rural areas.
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¹ Reports by The Affordable Rural Housing Commission 2006 &
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