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Council’s Response to Inspector’s Issues and Questions 
Issue 13 
25 April 2018 

Issue 13: 

Are the employment topic policies justified, deliverable and consistent with 
national policy? Will they be effective? 

i) Why is the impact on rural roads highlighted in criterion d) of Policy
EMP1, but not those in urban areas?  Is there any reason why the
reference to mitigation in criterion d) of Policy EMP1 is not included in
the similar criterion in policies EMP3, EMP4 and EMP5?  Is the
approach to development on rural roads in these policies consistent
with that outlined in Policy TRA7 and what is meant by “inappropriate”?

1. Rural roads should be considered differently to urban roads since, while both are

capable of relaying traffic, these are engineered differently and have different

character and cultural associations. Many rural roads are ancient in origin and

character (e.g. as identified in the Ashford Heritage Strategy, NBD03), and have

changed little, in diametric opposition to more strategic and urban routes which

have been engineered to take appropriate volumes of traffic. Rural roads in the

borough in many cases will have emerged from ancient droveways and sunken

tracks, many of which will still lack pedestrian footways and can be narrow, and

therefore large volumes of traffic (especially HGV movements) are likely to have

a greater impact on their character, function and user-safety. Such considerations

must be taken on a site-by-site basis, but will be taken into account in testing

whether or not these traffic movements would be ‘inappropriate’, in conjunction

with consideration of the accessibility of the site (PPG ID: 42-015-20140306).

2. In reference to potential mitigation, while this is assumed for Policies EMP3,

EMP4 and EMP5, it is unlikely that the smaller employment developments that

would be addressed under these policies would be in a position to offer sufficient

mitigation across the extent of the rural network that may be affected by a

proposal for this to be explicitly justified in these policies.
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3. In terms of the final point, there is consistency with policy TRA7 which sets out 

the overall aim of dealing with levels and types of traffic movements in rural areas 

and the aims of Policies EMP1, EMP3, EMP4, EMP5 and EMP7 which are 

seeking to promote rural employment opportunities but which will require 

sufficient and adequate assessment of the likely traffic impacts of any such 

proposals.. 

ii) Policy EMP1 refers to ‘rural settlements’, Policy EMP2 refers to 
‘HOU3a villages’, Policy EMP3 refers to ‘rural areas’ and EMP5 refers 
to ‘the countryside’.  Do these all relate to different geographical areas 
and, if so, are they clearly defined so as to give clarity on the scope of 
each policy?   

4. Agreed that there could be more consistency introduced to describe geographical 

areas. 

5. Suggested that the following changes are made: 

Policy EMP1: Provision of new employment premises, and the redevelopment, 

enhancement and reconfiguration of existing employment premises will be 

permitted within or adjoining the built-up confines of Ashford, Tenterden and the 

rural settlements listed in policy HOU3, provided that: 

6. Policy EMP2 should remain the same as the submission version. 

 

7. Policy EMP3 applies to the area on the Borough outside of the Ashford urban 

area i.e. the whole rural area and hence should remain the same as the 

submission version. 

8. Policy EMP5 applies to the areas of the Borough outside of the Ashford urban 

area and those villages under HOU3a and this is the “countryside” area. And 

hence Policy EMP5 should remain the same as the submission version but the 

paragraph 5.155 should include a reference to the above to explain the 

geographical differentiation. 

iii) Is the intention for policies EMP1 – EMP5 to relate to all employment 
generating development or only those within the ‘B’ Use Class?  In 
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terms of effectiveness, is the scope of these policies sufficiently 
clear? 

9. Policy EMP1 – EMP5 relate to B class uses and it is proposed that this is made 

clear in the introduction section to Section B – new employment uses. 

 

10. In terms of the overall effectiveness of the policies it is considered that the five 

policies provide an appropriate set of policies that cover the main policy themes 

that concern the provision of new employment uses, the loss or redevelopment of 

employment sites and premises and three policies that deal with the employment 

uses in the rural area and countryside. 

iv) Is Policy EMP2 consistent with paragraph 22 of the NPPF in terms of 
the long term protection of allocated employment sites?  Why is the 
impact on neighbouring occupiers or the environment not a 
consideration in Tenterden and HOU3a villages?  Should the policy 
address employment sites and premises outside Ashford, Tenterden 
or HOU3a villages?   

11. Policy EMP2 does not seek the long term protection of sites and it reflects the 

importance of employment land and premises to the overall strategy but it allows 

loss or redevelopment of employment sites and premises if it can be shown that 

the land or premises are no longer suitable provided the criteria are applicable. It 

is considered that policy EMP 2 is consistent with paragraph 22 of the NPPF 

which states that planning policies should avoid the long term protection of sites 

allocated for employment use where there is no reasonable prospect of a site 

being used for that purpose. 

 

12. In terms of the second issue, it is proposed that the policy EMP2 is amended to 

include the appropriate reference as follows in the part of the policy that deals 

with Tenterden and the HOU3a listed villages: 

c) The site is no longer appropriate for the continuation of the previous or any 

other employment use in terms of its serious impact on the neighbouring 

occupiers or environment. 
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In terms of the third issue, the Local Plan makes it clear in paragraphs 5.144 – 5.147 

that rural employment is important but a balance must be struck between promoting 

and supporting rural employment whilst supporting the need for development to be 

sustainable in accordance with paragraph 28 on the NPPF. Isolated rural 

employment premises outside the most sustainable rural settlements will inevitably 

be poorly related to built up areas involving longer travel to work distances.  

v) Although only expressed in paragraph 5.154, is the reference to the 
removal of permitted development rights consistent with PPG (ID 21a-
017-20140306) which indicates that there should be exceptional 
circumstances for this? 

13. Whilst it is clearly the intention that the text is advisory, the wording does suggest 

that removal of permitted development would be the norm which would not be in 

accordance with PPG (ID 21a-017-20140306).  The text is also not relevant to 

the policy itself. 

14. Recommended that the wording be changed to: 

“When planning permission is granted for a conversion, the Council will also 

usually may remove permitted development rights to extend the building or erect 

additional buildings within its curtilage. Without this control, the architectural and 

historic integrity of converted buildings and the rural character of the countryside 

could be damaged.” 

vi) How does the approach in Policy EMP4 to leisure and office uses 
relate to Policy EMP9 in terms of the sequential test?  Would 
conversions be exempt?  If so, what is the justification for this and 
should it be reflected in one or other of the policies? 

15. The requirements for the sequential test set out in Policy EMP9 do not apply to 

proposals which are supported by Policy EMP4. This is set out in Policy EMP9 by 

the wording ‘and are not in accordance with other policies in this plan’.  

16. For clarity, the Council proposes the following two amendments: 

The following should be added to para 5.203:  
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‘or to conversions of rural buildings to employment, non-residential tourism and 

leisure uses permitted by Policy EMP4 of this Local Plan.’ 

Following para 5.154 insert: 

‘For the avoidance of doubt schemes which can demonstrate consistency with 

Policy EMP4 are exempt from the sequential test in Policy EMP9.’ 

 

17. In addition, if the Inspector considers it was clearer that policy EMP9 could be 

amended from ‘and not in accordance with other policies in this plan’ to ‘and are 
not supported by other policies in this plan.’ 
 

18. The exemption of conversions of existing buildings in the rural area from the 

sequential approach is in line with the requirements of the NPPF, para 28, which 

states that ‘to promote a strong rural economy, local and neighbourhood plans 

should…. support the sustainable growth and expansion of all types of business 

and enterprise in rural areas, both through conversion of existing buildings…..’ 

 

19. In addition, the NPPF, states at para 25, that the sequential approach to town 

centre development should not be applied for small scale rural offices or other 

small scale rural development. 

 
20. The Council considers that the conversions of rural buildings for economic 

purposes in important to support the economy of the Borough as a whole, as well 

as the rural economy specifically. The rural economic assessment (EBD01 pages 

70-73) provides evidence that the conversions of building has provided significant 

stock for employment uses, particularly offices, in the past. Policy EMP4 is 

supportive of such proposals (subject to criteria), to ensure that such employment 

opportunities continue to be available in the rural area. The criteria in the policy 

ensure that such proposals do not result in any harmful impact to the rural area. 
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vii) Is Policy EMP5 consistent with paragraph 28 of the NPPF in terms of 
promoting economic growth in rural areas?  What is the justification 
for expecting an essential need for new premises to be in the 
countryside and how would this be assessed? 

21. Paragraph 28 of the NPPF supports sustainable growth in rural areas to create 

jobs and prosperity by taking a positive approach to sustainable new 

development. It is recommended that plans should support the sustainable 

growth and expansion of all types of business and enterprise in rural areas, both 

through conversion of existing buildings and well-designed new buildings. Policy 

EMP5 supports rural employment in the countryside bearing in mind that in reality 

locations outside the rural settlements will be inherently unsustainable. The 

Policy also has to be read in line with the other policies that deal with 

employment uses in the rural area in totality – EMP2, EMP3 and EMP4. – see 

response in Part 1 to rural employment. 

 

22. EMP5 is promoting rural employment in the countryside but is responding to the 

overall aim of the NPPF to achieve sustainable development. There would 

normally be a presumption against employment premises in isolated rural 

locations as they are inherently unsustainable but EMP 5 explains the 

circumstances where such proposals would be acceptable such as the 

requirement of  criterion d) that requires it to be demonstrated that the 

development will not generate a type or amount of traffic that would be 

inappropriate to the rural road network that serves it. 

 

23. In terms of the essential need to be in the countryside this is reflecting the need 

to achieve sustainable development as mainstream employment uses should be 

located in sustainable locations in terms of EMP1 and to enable rural 

employment proposals in the countryside as an exception to normal policy should 

be the ensure there is a need related to the rural location as indicated in para 

5.155 where there is a reference to the processing of local agricultural products. 

The policy does allow a degree of flexibility to enable the Council to support 

appropriate rural employment opportunities on a case by case basis. 
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viii) Is Policy EMP6 consistent with paragraph 21 of the NPPF, in terms of 
development not being over-burdened by combined requirements of 
planning policy expectations and is the policy justified in terms of 
need and the effect on viability?  Given that delivery is provided by 
others, how will the policy support expansion of Fibre to the Premises 
(FTTP)?  What is meant by “reasonably sized” employment 
proposals? 

24. In answering this question, the Council would wish to highlight that it considers 

Policy EMP6 to be of great significance. 

 

25. Ashford has been at the forefront of pursuing the latest and most up to data 

communications infrastructure for some time. In 2008, the Core Strategy required 

duct space to be provided by development in order to utilise fibre cabling. Since 

this time, Ashford has received significant private and public sector investment 

and the fibre footprint of the Borough has spread significantly. It should be noted 

that all of Ashford’s exchanges are now fibre enabled. 

 
26. This commitment is ongoing and the Council is known for being at the forefront of 

this agenda. Indeed, Priority 1 of the Council’s Corporate Plan identifies the need 

to prioritise superfast broadband as a means of securing inward investment and 

future proofing the built environment as much as possible. Within this context, 

Policy EMP6 seeks to deliver full fibre to the premise, wherever it is practicable to 

do so, and the Council considers this to be consistent with the Governments 

focus on ‘full fibre solutions’ as expressed through the Digital Economy Act 2017 

and the Housing White Paper of 2017. 

 
27. The Council considers that not pursuing fibre solutions will only result in the need 

to retrofit later, leading to complicated works being required at significant costs. 

This is reflected through the current retrofitting BDUK programme. 
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28. To assist in answering this question, the Council have appointed specialist

consultants, Analysys Mason, who are working on this wider topic on behalf of

the Council and the intention is for them to assist in drafting a future SPD that will

deal with the implementation of EMP6 . The response to the question above is

dealt with through appendix 1 which is attached to this statement.



Appendix 1
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