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Introduction 

Thank you for the opportunity of responding to the draft Planning Policy Statement 14 – Sustainable Development in The Countryside (PPS14). Given our understanding of the very substantial numbers of submissions on this issue reflecting the concerns it raises, our hope in this submission is to offer a number of potential solutions toward making PPS14 workable and acceptable. In formulating this response we have drawn upon extensive staff and council discussion, meetings with political representatives and with other agencies, groups and individual stakeholders in rural areas. A preliminary set of potential solutions was tested through a questionnaire and survey of a sample of groups on the RDC grants database. 

The Northern Ireland Rural Development Council has been concerned to inform the thinking on planning and its effects on the countryside since Shaping Our Future and the early stages of PPS14 thinking, during which we submitted our paper ‘Toward a Positive Planning Approach’. In that document we outlined a balanced approach which could meet the need for some people to live in the countryside without undermining the rural natural resources asset base. A key objective has been to enhance the complementarity between rural policy and regional planning policy. RDC has also been taking forward new approaches to village renewal and village planning (Beacons Programme, Vibrant villages Programme), and gathering data on rural change, particularly changes in social-economic profiles of rural areas and communities . Alongside our consultation work we draw also on this track record of work and evidence base in formulating this response. 

We commend Government aspirations to introduce policy that would contribute to a more sustainable future for rural areas. We recognise the need in the first instance to introduce PPS14 with immediate effect to allow valuable thinking time and lively public debate without causing a panic run of planning applications. The challenge to rural communities may have raised consciousness of the need for a more sustainable approach to development in rural areas.

It is clear from public outcry that a key weakness perceived in Draft PPS14 is that it is a one size fits all policy driven by development pressures which are strong in some parts of rural Northern Ireland but perhaps weaker in others. This was also the consensus of the groups that we surveyed. An additional impediment to agreeing the strength and scope of a planning policy for the countryside is a lack of accurate data on need and the source of demand for homes, or indeed on the need and potential for small enterprises in a diversifying rural economy. Planning in the countryside must, and we repeat our point made in our response to the issue paper here, be based on a clear vision for rural areas which recognises their social, economic and environmental role in the region. 

In our policy perspectives reports we have emphasised and demonstrated that there is no single rural but rather a typology of rural circumstances. This spatial variation in rural is clearly recognised within the European Spatial Perspective and in policy analysis north and South of the border. We discuss the need for a methodology for assessing different situations and the appropriate planning response later. 

In formulating a policy that is workable, we recognise the complexity of the problem addressed, not least, the different often conflicting interests in the countryside and its sustainable management, and the cultural strand which permeates consideration of the problem but which is difficult to deal with in policy terms. 

It is to some extent counter-intuitive to equate sustainable communities with dispersed settlement patterns or indeed with continuous growth in the number of single dwellings required. However it is our experience that many of those born and bred in the countryside do not feel at home in a village. This would suggest, as we discuss later, that emphasis should be placed on strong, close and clear local ties in granting permission to build, and on the use of an occupancy clause to ensure new homes are not sold on. We do not, however, believe planning in the countryside can be divorced from planning for smaller settlements; the two should be considered together for rural areas.

A Systems Approach

The Diagram below offers a ‘map’ or model of the different elements making up the process of planning for and arriving at homes in the countryside. It enables us to look systematically at where different ingredients for a solution to sustainable planning can be developed. The diagram presents planning in the countryside in a systems perspective. In an ideal system, new homes arise as a reflection of the level of need and the capacity of an area, and as new homes are built and new families move in, this feeds back into levels of need or capacity until an area reaches a degree of equilibrium. In between need and supply, a number of additional factors play a part including the availability of land, the application, cost and enforcement of design standards, impacting on affordability and the additional need for supplementary policy measures to address potential rural exclusion. The system as such encompasses other policy drivers such as rural development, sustainable development, service provision, and social inclusion. 

In the remainder of this response we move through the model to examine the issues and potential solutions for the different constituent parts. As an overall package of measures in a system approach. 


Toward a Solutions Based Approach 


1. Need 

1.1 Key Issues 

1.1.1 The case is often made that different areas are experiencing different development pressures. In the East, for example, instances of high development pressure support the need for a presumption against, however in parts of the West the opposite may be true. 

1.1.2 Another argument made for permitting development is the need to allow local families to stay in the townlands in which they were born, raising the challenge of differentiating between local people and potential incomers or second home owners. This argument was reinforced by the respondents to our survey, irrespective of whether they live in single dwellings in the countryside or in rural villages. As one respondent put it:

‘People who have been born and brought up in the country and their parents and grandparents before them have been born and brought up there as well, prefer to live in the country because that’s the only thing they know… for people who haven’t been brought up in the country, I can’t see any reason why they need or have to live there’.

And the view of another was:

‘I was born in a village so that’s where I’d like to live. I couldn’t imagine living in the open countryside as such, because village life is all I’ve ever known- people prefer to live where they know’.


1.1.3 A third argument is that any community will need a core set of people with appropriate skills and professions – nurses, teachers, doctors for example – although, as with core services, it remains unclear what degree of decentralisation is required for a rural community to be sustainable. For example, to what degree would the sustainability of a rural community be undermined if workers such as these were to reside in nearby villages or small towns? In any case, we wonder if too strict a set of criteria to differentiate and repel ‘incomers’ isn’t effectively a form of localised immigration policy encouraging introverted and isolated communities. Some incomers may in fact be healthy. Research in England has highlighted the potential for incomers to bring new enterprise ideas to rural areas and accompanying jobs . 


1.2 Solutions

1.2.1 Exploring the possibility of an agreed set of ‘benchmark indicators’ which describe the ingredients of a balanced / sustainable community. These indicators could either illustrate the difficulty of ‘presuming for’ certain categories or numbers of people, or provide a means to assess, over time, whether there is indeed a need for houses in particular areas, allowing some sensitivity to variations in circumstances. Some reference points may be:

• Sustainability of local schools (and the effect in terms of travel times that school closure may have);

• Sustainability of some defined core services (post office, local shop, doctor’s surgery?);

• Demographic balance (particularly, the relative proportions of older and younger people, often the first to be displaced);

• Sustainability of family networks 

• Balance relative to development pressures on villages and towns 

• Contribution to local economic activity through development of new enterprises 


1.2.2 Farming as a Criterion -We should add that a focus on ‘full-time farming’ as one of these criteria is inadequate. All of the respondents to our survey, regardless of whether they were involved in farming or not, felt that this criterion was unreasonable. As Map 2 (Annex 1) shows, proportions in full-time farming vary considerably across the region and rural policy will seek to foster a degree of farm pluriactivity and multi-functionality as part of an overall sustainable solution to rural areas, meaning more farms particularly in marginal rural areas will be encouraged to diversify. Map 3 shows the need for farm diversification presently, illustrating the extensive areas implied. 

An alternative therefore, is to recognise connections to a farm whether part-time or full-time, and in particular, to enable other roles of farms to be recognised than primary food production. It should not be difficult to work in conjunction with DARD to draw up a recognised list of activities linked to countryside, environment and diversification schemes. 

In considering the availability of land for building below, we also put forward suggestions for linking land sales to farm business plans with the same progressive goal of assisting a constructive overall rural development process. We strongly suggest this link can enable planning and rural policy to work in concert in encouraging positive rural development. 


1.2.3 Points System

In a similar way to the waiting list for public housing, could a points system be devised to allow people who have roots or links to a rural area and are part, or contribute to, that area, to receive more favourable consideration – (again points could be defined around a set of agreed criteria)? This does not mean others could not also build / buy into the area if there is sufficient capacity. 

90% of respondents to our survey were supportive of this proposal and felt that expansion beyond the ‘farming criterion’ would be a progressive step and that it was much more reflective of the make up of modern rural society. 

‘It is important that development would not be limited just to people who farm land or own land in the country – there should be provision for people who can show that they are going to contribute to the country community some sort of positive way’

Adherence to this principle could also mitigate against second home owners, those in pursuit of a ‘country lifestyle’ and the new resident ‘suburban population’ of rural areas, all of which contribute little to the life of the local community in which they reside. Prospective residents should have to prove that they have a dominant interest in residing in the area, e.g. does a proposed house or other building consume more than it provides’? Such an approach could provide a means to discouraging speculation through ensuring that approvals are for genuine and long-term cases of need. 

Gifted land could also represent a key contributor to points – should an individual be able to receive land as a gift (which would in turn need a means to verify such as a solicitor’s reference), it suggests their residency in the locality is valued. In most cases, ‘gifting’ such as this is liable to indicate strong family connections or a recognised and valued role in the community. 

50% of the respondents to our survey were supportive of this concept with the remainder being uncertain of how it would work in practice or unsure of how it could be enforced effectively. 

Permissions granted on this basis must include conditions of enforcement and strong occupancy conditions for an appropriate period – i.e. that resultant dwelling(s) can only be sold to someone who meets the defined criteria also. 

The demand to live in the countryside needs to be teased out – what proportion comes from family members seeking to live close to their roots (who might be enabled to do so) and what from urban incomers who might instead be encouraged to live in village settlements. 


A positive approach to village design and renewal also needs to be part of the approach, therefore, looking at trends for distance working and IT, ECO-Village approaches, and local economic options which set a benchmark for good design. There should be close liaison with the new rural development programme measure for village renewal. We outline an example of this approach in section 4.2.1 in also ensuring this addresses affordability issues. A note of warning however, is struck by our Beacon Communities research; significant new building within existing villages can also undermine sense of community and social capital, and as such run counter to the goal of sustainable communities. It would be useful to look at some of the issues connected with rural housing estates currently and how the legacy of previous planning decisions to build ‘estates’ in the countryside are impacting on communities. The RCN / IFI / NIHE Rural Estates programme is likely to provide some useful insights. 










2. Capacity 

2.1. Key Issues 

2.1.1. Again, different areas have different circumstances in relation to capacity for further housing to be absorbed. A key need, we feel, in achieving a more positive conformity to policy aspirations amongst the public, is to promote a clearer understanding of the cumulative effect of rural housing in the open countryside and to provide information/guidance on the ability of an area to support more. Cumulative analysis such as this should, in turn, transfer some responsibility for stewardship of an area to local people themselves. Amongst certain sectors of opinion, there is an assumption that the mere fact of land ownership is the driving force behind what someone should be allowed to do with it. 

2.1.2 Deciding the capacity of an area must be completed before applications can be fairly and reasonably considered. Such an approach should facilitate a greater understanding of the broader/cumulative impact of development and help local councillors in discussing planning applications with constituents, for example, or communities in responding to the proposals of developers, or guide individuals thinking about making an application. We would encourage a link between this provision and our suggestion under ‘Design’ for a planning advisory unit in each of the new local councils. 

2.2 Solutions 

2.2.1 A transparent set of criteria by which to assess capacity and achieve a balance between economic, social/ cultural and environmental components of sustainable development could usefully be developed – along similar lines (and perhaps as part of a step-wise participatory process) to the definition of ‘Need’ discussed above. 

Some key areas which could provide appropriate benchmarks include: 

• Capacity for other land use; e.g. with reference to the integrity of the rural asset base for tourism or food production etc; 

• Service and infrastructure capacity – services directly impacted would include supply of electricity, fresh water, drainage, sewage disposal, telephone, roads etc. and those indirectly impacted such as schools and health care;

• Existing stock, including vacant dwellings; increasingly the housing stock is being eroded to be replaced with houses of unsympathetic design and ignorant of the context within which the site is located;

• Environmental impact and ecological integrity – to ensure that any development will only be allowed in locations which have the environmental capacity to carry the development’s associated impacts. 

• Distributive Options (village / hamlet development and attractiveness) Plans must include measures to add to the attractiveness of villages /hamlets as a place to live, thus relieving some of the pressure for one-off housing. 

2.2.2 Combining Need and Capacity: Linking to the Community Planning 
Approach: We would emphasise the significant change in approach to local strategic planning heralded by the arrival of Community Planning legislation as a template for approaching rural planning in the round. The key elements Community Planning is likely to include; development of a clear vision for an area, use of robust data, effective community and stakeholder consultation, and joined-up approaches, are also of value in determining an appropriate level and pattern of physical development in an area. 

We would suggest the assessment of need and capacity, whilst in the first instance a statistics and research exercise, can also be tied into a broader vision for the area and connections should be actively explored to the forthcoming community planning process. Broad consensus could be established through this process of what benchmarks should be used to define need and the methodology and findings regarding the capacity of the area for development can be presented and discussed. Linking into this process could avoid additional processes and associated resources being required. 

The groups surveyed unanimously agreed that a more participatory approach to local planning is in the interests of local communities and policy makers and could lead to a shared vision and more positive outcome. 

‘I think it would work because local people will come together to find workable solutions for their area. It must be genuine though and all parties with a stake in developing the local area will need to buy into it. By getting involved and making ourselves heard, we might be able to ensure that there are green spaces within housing developments in the village and room for the kids to play safely’.

Others were quick to share positive experiences of getting involved locally:

‘I was involved in something similar (planning for a village future) recently and it turned out to be a great success.’

‘People locally have been involved in consultation on the Area Plan and that’s working because our voices are already being heard’

A key way planning for sustainable development in the countryside could be made workable, then, is to define a process and associated guidance which can work either alongside or as part of Community Planning. In accordance with the recently published Sustainable Development Strategy, a sustainable future will require democratic input – rural dwellers must share a sense of effective participation in the decision making process. They must feel they have a say in the shaping of their place and an ability to assume responsibility for that development. Alongside this must be good quality local data to inform and update the understanding of development and its management. 


3. Supply of land 

3.1 Key Issues

‘Farmers are selling off sites to inject some cash to keep them afloat a while longer’

‘Selling a site is often the lifeline needed to turn their business around’

3.1.1 Declining profitability of farming coupled with changes in the wider economy have meant that, in many cases, selling off land as development sites has become a significant component of farm income. In many cases this may be driven by a desire and need to reduce or remove debt, however to the extent that farming then continues as an unprofitable concern leading to another dituation of debt this cannot be viewed as an appropriate stewardship of resources. It effectively acts to tie farms into an unsustainable position, rather than encouraging adaptation and new approaches. 

3.1.2 The development of sites to derive profit rather than meet local need could also be widespread and, under the current planning system, it is difficult to distinguish between cases of genuine need and those where need is misrepresented as a front for speculation in many areas. 

‘…landowners are submitting applications to planners that masquerade as a home on the farm for a son. Some of the greedier individuals must have huge families going by the number of sites that they got passed. … [they] can move through a sequence of planning permission for a dwelling – build –move in –put on the market – apply for planning permission for another site – build – sell last house – move in –apply for permission for another ….’

3.1.3 Demand for sites is not yet matched by availability and this has generated much heat in this sector of the market. In most cases, this has pushed the price of sites beyond the reach of many local buyers and thus compounding the issues associated with lack of affordability. The result is widely regarded as a negative. 

3.2 Solutions

3.2.1 We suggest (and 90% of the groups surveyed agree) that the proposed sale of sites is linked to the preparation of a farm business plan. Family Farm Development has demonstrated how this can be enabled. The sale of land can then be considered within a development plan, either to remove debt and adjust the business or to support productive investment or a means to diversify into viable diversification enterprise.

3.2.2 Gifted sites from a farm holding should also be considered, enabling families to support children wishing to remain on or close to the farm home and removing the exchange from market relations 

We suggest each of these offers a step toward reducing the opportunity for speculative development. 


4. Affordability / Equity: Sustainable and Sustaining Communities 

4.1 Key Issues

120,000 for first time buyers, how are you meant to afford that? I think it’s terrible that I can’t afford to buy a home in the area I was born and brought up in – it’s forcing locals out of the community’

4.1.1 Demand for homes in rural areas has increased rapidly in recent years. Inward migration of commuters, owners of second homes, retirement choices, and those wishing to add to their property investment portfolio, have contributed significantly to a large rise in house prices relative to wages. Patterns of out-migration, population growth and smaller household size have also had their effects on new build in the countryside. Market forces have, in the main, been such that developments have been profit led – i.e. in terms of maximising return on site costs. This has resulted in restricted tenure mix and housing for a limited range of household types and sizes. In many areas this has already out-priced local people from the market which has resulted in an acute lack of affordable sites/housing. 

‘Most of the development, especially in local villages are large single dwelling houses which appear prohibitive to younger people, especially those who aren’t in the high wage bracket’ (Youth Action : Sense of Belonging (1997).

In other areas it is the unavailability of suitable/affordable housing for the elderly that is a problem:

‘There’s a problem in this area for elderly people because there’s no more bungalows being built – it’s all two storey houses. I’ve had lots of retired people asking if there are bungalows available but there aren’t any and I can see this leading to bigger problems in the future.’

We acknowledge that affordability is not principally a land use/planning problem but a financial one, and that it is prevalent in most areas of Northern Ireland both rural and urban. However, in rural areas, those who cannot afford to buy will often leave, weakening the social fabric and sustainability of that community. 

‘Many young people are leaving the area as they cannot afford to buy or build at home – what’s going to be the effect in years to come?’

4.1.2 Underlying all the arguments for more affordable housing are the basic principles of fairness and social equity. We acknowledge that people living in rural areas do not have an absolute right to live where they were brought up, anymore than they would in an urban context, but we do believe that it is wrong that they should be excluded from the countryside purely on the basis of what they earn.

‘I am 29 and still cannot afford to buy a house in this area – it’s all people moving out of the towns that are pushing prices up’.

4.1.3 Home ownership is not only important to those who seek it; it is also important to society as a whole as it gives a physical stake in the community, promoting a sense of belonging, security and a fairer society. Responses to the affordable housing crisis should not just be about providing cheaper homes but rather concerned with creating a sustainable community, one that provides an opportunity for access to the home ownership market and thereby encourages families to remain or settle and build a shared future. A shared future is then crucial to expecting local people to demonstrate good stewardship and actions which contribute to wider goals of sustainable development – the sustained community in turn acts to sustain. 

4.2 Solutions

4.2.1 Community Planning should be used as a means to identify areas where there is a shortage of affordable housing for those wishing to reside there. In considering the issue of affordability the challenge of how to address the existing affordable housing need should be broadened to include consideration how an area can be best be developed to make the greatest sustainable impact on affordable housing and wider public policy. Such an approach has recently been pioneered by Cork County Council in Darrara, west County Cork. The challenge there was to explore the potential for providing affordable rural homes within the context of the creation of a new rural village and nurturing of a sustainable community but also required the identification of the ways which solutions reached could be transferred to other villages elsewhere. The experimental nature of this project has the capacity to provide a unique opportunity to explore and importantly to transfer a range of possible responses to the issues of affordability, infrastructure development, sustainable village development, integrated planning, innovation and new standards in the quality of design. This project, in terms of process and product, could act as a laboratory which could help deal with the problems identified in many rural villages throughout Ireland. Cork County Council, working in partnership with Blackwater Resource Development, is also developing an environmentally sustainable social and affordable housing project in Lombardstown, north County Cork, which is suggested as another model for development that could be explored. 


4.2.2 Development plans should allocate sufficient land to meet housing requirements including affordable housing. In most rural areas innovative and flexible approaches will be required to deliver affordable houses in suitable numbers. Where it is appropriate to do so, developers may be asked to make a contribution to the supply of affordable housing. 
One option is for development plans in areas with a known shortage of affordable housing to identify specific sites perhaps as components of mixed use sites. A number of further options and mechanisms on supporting delivery of affordable housing either directly through, or indirectly with the help of, the planning system should also be investigated. Options outlined in the recently published final report of the Affordable Rural Housing Commission could be considered within the context and relevance to the Northern Ireland situation. 


5. Design Standards 

5.1 Key Issues

‘People are obsessed with building these dolls houses that have no place in the countryside at all’

‘There’s been two houses built right behind us and they are total eyesores – they should never have been allowed’.

5.1.1 New homes often lack reference to or sympathy with their surroundings and as such are not rural but ‘urban’. Examples of ‘catalogue type’ housing randomly located on sites are plentiful throughout the countryside. The cumulative effect of this insensitive design and siting has affected and will continue to affect the character of the landscape. Visual amenity, environmental attractiveness and integrity and tourism potential of rural areas is being decimated by the intrusion of such buildings in the landscape. Inappropriate development and the negative environmental impacts of single dwellings in the countryside, and indeed in many developments in rural villages must be checked. 

‘… don’t want to see twenty houses all squeezed onto a small piece of land and all looking into each other. There needs to be more thought put into where houses are built and how they can blend into their surroundings .’


5.1.2 Lack of enforcement and inconsistencies in permissions granted are also key contributors to the damage created by development. This point was made many times over in response to our questionnaire. 

‘A very large two-storey red brick house was given planning permission near to a local tourist attraction. In another area just 5 miles away, this type of application was refused. The owner then proceeded to build a large red brick wall with enormous pillars in front. It certainly has a negative impact on the local landscape. 


5.1.3 Traditional buildings are being lost at the expense of wasteful replacements. Many old traditional buildings are being torn down and replaced with new homes rather than being renovated or re-used. This has implications not only in relation to the loss of built heritage and connection to the past, but also in terms of the environmental consequences, i.e. energy and pollution costs, associated with new build. 


5.2 Solutions

5.2.1 Housing design in rural areas needs to be of a high quality and standard and should compliment rather than dominate its surroundings. Active promotion, guidance and enforcement of rural design, energy efficiency and energy use standards are required in the quest for the construction of houses that contribute to and enhance the landscape of which they form part. There is a need to seek to identify, encourage, promote and fully implement rural design, energy efficiency and waste management standards suited to different rural areas. Every application should be accompanied by a detailed concept statement which makes the design process explicit. For example:

• Renewable energy measures could be required to match the energy use of a car to support living in a dispersed single dwelling (carbon neutral impact); 

• Sewage management and waste management should look to new technology for sewage disposal rather than septic tanks – protecting water quality requires consideration. Waste water management systems must be designed installed and monitored. 

The exact content of the concept statement will require some working up, but we would suggest that it should include details on site context analysis, analysis of alternative sites, socio-economic context analysis, environmental and visual impact, details of need, design proposals, landscape restoration design and so on.


5.2.2 Cultural assets also need to be considered and safeguarded. Local vernacular styles, availability of local building resources should be considered Bonding or certification measures to ensure compliance with design and landscaping requirements should be included in the Terms of Approval, including trees and hedgerows or other key local features of value.

5.2.3 To assist in this, we strongly recommend the establishment of a planning advisory unit in each Super Council. The unit would act to promote and advise on good design as agreed in an area community planning process and vision, it would also advise on energy and waste requirements / opportunities, technologies, natural and appropriate building materials, and appropriate location. It could offer approved lists of architects and suppliers, and case examples of well designed homes. Many of the County Councils in the Republic of Ireland have already embarked on this and their guides could be used as a model/basis for development. The Cork Rural Design Guide, in particular, is regarded as being exemplary. 

Planning advisory units might also take some responsibility for monitoring development against benchmarks set on capacity (spatially differentiated in the council area) and need. It would be a separate unit from the planning office receiving applications.

5.2.4 Positive promotion of re-use for traditional buildings. In the case of applications for replacement dwellings, where practical these houses should be preserved. There are concerns that current VAT rules are inhibiting renovation and re-use and there is a need to look at whether reform of these is needed. 

5.2.5 Consistency in Implementation and Enforcement of Legislation

A more positive approach to development must be accompanied by effective regulation. Full and consistent implementation of legislation and decision making is required so that individuals, communities, other development interests and stakeholders in the rural environment are clear about what will be allowed and the standards that will be sought in terms of siting, design and construction. Equally, it should also be clear what will not be permitted. Auditing of the decision making of individual divisions as well as comparing results with those of other divisions under similar pressures or socio-economic character should be regularly carried with results available for public analysis.

6. Conclusions 

We have sought in this response to illustrate the potential for solutions to the problem of sustainable development planning for rural areas. A wider range of inter-related solutions are available in addition to those we outline here by which to construct a more complete and appropriate proposal for planning for sustainability – including service centre hubs, extended schools, local food systems, better links between environment and economy and so on - this well-spring of innovation in articulating what rural can be in the region should be recognised and supported not subjected to draconian centralist policies and regulations. It flies in the face of 15 years of investment in fostering a bottom-up and solution-centred approach in rural development.

Like anywhere, rural areas are evolving to reflect changing societal and economic priorities and choices. It is vital that planning, in concert with wider government policy, acts to mediate in a positive but protective way, between patterns of changing demand and possibility, and the need to ensure sustainability. Indeed sustainability itself requires capacity for adaptation and change to meet a changing environment. 

Planning must work with rural policy to provide an overall framework to support positive change in rural areas, recognising the local dimension and variability of rural as a key asset in the region. 

Encouragement of a positive vision for rural areas, settlements, and lifestyles should be part of the approach, drawing on the examples illustrated here for new village design (IT, Ecological) offering new ways for people to enjoy living and working in the countryside alternative to homes in the open countryside. The latter should be clearly focussed on those born and bred in the townlands of the countryside. 

At the heart of the problem lies a need to remove speculative development driven by external market demand whilst protecting the family fabric of rural areas. 

We believe that the building blocks for an approach to successful and sustainable planning in the countryside include:

• Provision of timely, recognised and clear information about the situation in a defined area in relation to benchmark indicators of need and capacity; 

• Implementation and periodic review of a community physical planning statement or vision (perhaps incorporating village planning statements) linked to the community planning process;

• Establishing a planning advisory unit in each new local council with responsibility for ensuring the agreed community planning vision and design criteria are promoted through advice to potential applicants

• Well administered checks and balances to ensure planning approvals result in appropriately designed and located new dwellings 












Annex 1 – Questionnaire and Maps







































Sustainable Development in the Countryside – Have your Say….

Good Morning/Afternoon, I am calling you on behalf of the Northern Ireland Rural Development Council to get your views on Draft Policy Planning Statement PPS14 – Sustainable Development in the Countryside. I wonder did you receive our letter letting you know we may be calling? 

Our aim is to put forward some workable suggestions for an acceptable policy for managing appropriate development in the countryside. We would be grateful for your views on our suggestions. This shouldn’t take more than a few minutes of your time. 

Do you have time to spare? 

If the answer is yes – proceed with questions below.
If the answer is no – ask if you can call back at a more convenient time?
If no other time is convenient, please refer them to the website where the questionnaire will be available for completion and thank them for their time. 


Name of person surveyed:


Q.1. Whereabouts do you live ? (ask for postcode) 


Q.2 Do you live in 
• a single dwelling in the countryside 
o (is this a farm household)

• in a hamlet/village? 
o (is this a new development?) 

Q.3 For the most part, draft PPS14 proposes only to permit development of single dwellings in the countryside for farmers employed full time in a viable farming enterprise.

Do you think this is reasonable ? 

Prompts:

(eg) Is there a need to extend it beyond those in full-time farming to include those in part-time farming?



We suggest is should also take of account of farmers’ contribution to the environment and their commitment to farm management – not just the financial return they receive – would you agree with that suggestion ? 


Q.4 We feel there may be circumstances in which others not involved in farming should be allowed to build or to buy a newly built house in the countryside. Which of these would you agree or disagree with ? 


Those with strong family connections, those born into the area 
or have lived there all their life?

Those who contribute to local schools and other services?

Those who contribute to the local economy through enterprise,
self-employment or the employment of others?

People who need to live there on health grounds or who act as carers for elderly dependants and need to live nearby?

Anyone who can get a site for free ? 

Anyone else ? 



Q.5 In relation to your own local area, how many of the new single homes that have been built in the past, say 5 years, are occupied by local people ? 

Of those who are not originally from your area, how many would be contributing to the local community in some way? 


Prompts:

For example –do they have children attending the local schools / use the local shop and support local services?

In your opinion, has their arrival reinforced the sense of community or do they contribute little to life in the community?



Q.6. Do you think the sale of sites should be more carefully controlled?


Would either of these be helpful for example:

The decision to sell a site or sites by a farmer should be linked to a farm business plan 

Planning permission on sites should be on condition that the house can only be sold/rented to someone who has local connections or contribute to the area

Q.7 Do you think people prefer to live in the countryside rather than in your local hamlet/village ? 

Prompts:

If yes, Why 

If no – is there any difference in those choosing to live in the village to those choosing to live in the countryside ? 

Is lack of affordable housing an issue in your area? Does it pose an obstacle for local first time buyers, or those setting up home in the community?

Q.8 We think village planning should include greater involvement of local people to help decide where houses could be built and how they are balanced by green spaces and services - this could result in villages being a more attractive option as a place to live. Do you think this is a good suggestion ? Is it likely to work ? 


Q.9 Do you think houses built around you are appropriate to the locality? Should more emphasis be placed on getting the look and location of a house right if it is to be built in the countryside ? 

Prompts: What do you think should be incorporated?

Location?
Design?
Links to renewable energies?
Is there a need for better enforcement by planners?

Q.10 Do you have any other comments?
