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I ntroduction many of the devel opnent proposals and

provi de gui dance to the | ocational constraint s

41 These general locational policies set or issues which need to be taken into
the principles of the plan ad the context for consideration. Qher sections of the plan
nore detailed pdicies ad proposas. The cotain pdicies ad proposas related to
pdidesinthisiritid setiond thepanrdae specific topics, and these need to be
to the location of devel opnent across the considered in conjunction wth the broad
wde o the Island They wil be rdevat to principdes set ot inths section

Objectives:
4.2 The general location of development section sets the principles of the plan for:
o] the split between urban and countryside areas;

o] ensuring safe and suitable development in appropriate areas.

Devel opnent Envel opes for Towns and Villags

G1 In general, development will be expected to be located within settlements defined in this
plan by development envelopes. Land outside these boundaries is considered to be
countryside where development, other than exceptions specified in other policies or
proposals, will be resisted. The following settlements have development envelope boundaries
defined on the proposals map:

Arreton, Bembridge, Brading, Brighstone, Chillerton, Cowes, East Cowes, Freshwater and
Totland, Godshill, Havenstreet, Newbridge, Newchurch, Newport, Niton, Northwood, Rookley,
Ryde, St Helens, Sandown, Lake and Shanklin, Seaview and Nettlestone, Shalfleet,
Shorwell, Ventnor, Whitwell, Wootton and Fishbourne, Wroxall and Yarmouth.

4.3 The two basic principles underlying protected from devel opnent, as far
the devel opnent pdicies of the pan are as possible, wile recognising that
sone changes are inevit abl e and that

i that devel opnent shoul d be directed, devel oprent s which are essetia to
as far as possible, tomrds existing the o fective operation of the rud
settlenent s econony, o fo the gester good o

the Island, nay be appropriate.
that the countryside shoud be
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4.4 Previ ous pl ans have sought to ensure
that nost devel opnent is directed towards
the existing settlenents. In viewd the need
to protect the countryside, the Quncil
considers that this genera poicy shoud be
naintaned It is cosidred that there is
af ficdet lad in ad aoud the bult-up
areas to provide for the devel opnent needs
of the Island and that, save as provided for
el sevhere in the plan, devel opnent will
gereraly be resisted outside these aress.
This approach is supported by the resuts d
the Island 2000 questionnaire and
subsequent public consultation on the Daft

Deposit Structure Han (see Introduction,
Rdicy Qrtext).
45 Devel opnent  envel opes, which are

the boundaries drawn around settlenents
dafinngthelimt s of devel opnent, are a vell -
et ablished concept on the Island. They are
under st ood by the public, anenity groups and
devel opers and, for many years, have forned
the besis for dffinng the limts of urban
gothinlocd pans.

4.6 The principle of using devel opnent
envel opes to define settlenents forns the
besis of this pan. The proposals map
i ndi cates preci se boundaries wthin which the
overall developnent requirenents o the
Islad during the periad of this gan, wll be
abl e to be accormodat ed.

47 Pevious plans have indicated the
lints of devel opnent and the denarcation
between a settlement and the surroundi ng
countrysi de wth a devel opnent envel opnent
boundary. The adopted principles have
however, been dfferent between df feret
pas. In pats o the Islad only those
settlenent s which contained a range of
facilities were shoan wth devel opnent
envel opes wth snal ler groups of housing or
low density devel opnent bei ng regarded as
formng part o the coutryside In the aher
pat s of the Island nearly al snall devel oped
areas were shown wth boundaries but the
plans nade clear that these were to be
regarded as part o the countrysicde

4.8 For consistency this plan shows the
boundaries as the limt of recognised
settlenent s wichincdlude arage o facilities
enabling the developnrent to continue to
fuction in a sustainable way. Such
settlenents wil have, for exanple a village
shop, pudic house, church, petrd filling
gation and schod. It does not necessarily
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nean that every settlenent wth a boundary
wll have to accept new devel opnent and
sone of the snaller villages will aready be
developed to an extent which would not
accept further buildng Qher settlenant s
paticdaly the larger uben aress, wll have
the capacity to accept further devel opnernt,
either onidentified sites wiich are shon as
prgosds in ths dan o on aher irfill o
redevel opnent sites.

4.9 There are also other areas of
devel opnent, existing scattered dwellings,
very snall settlenents, hdiday villages,
tourist atractions, farmconpl exes, industrid
uses and isol ated housing estaes wich in
the context of the plan are to be regarded as
devel opnent in the countryside. These areas
wll be suject tothe countryside pdicies ad
only devel opnent appropriate and beneficial
tothe Idad s rurd areas wil be consi dered

accept dde This wll therefare restrict
housing developnent to that required for
agicdtual, foestry o towism business,

social housing to neet a proven loca need,
a toredace an edisting ddling bu wil
continue to allow devel opnent, where
justified, wich arerequired to serve the rurd
econony. Accept abl e devel opnent, subj ect
to complying wth the aher pdicies o the
plan, woud include for exanple, a village
shop, school or other social and conmunity
facilities, devdopnert to sustan o creae
enpl oynent, or for tourism or a public house
to serve rura conmonities.

4.10 The broad approach to devel opnent
envel ope boundaries wll, it is considered,
alow existing settlenents and villages to
ré¢ an ther character, idatity ad vidility
and allowother areas of devel opnent in the
count rysi de to accept beneficia devel opnent
vhich wll enhance their ability to becone
sust ainabl e settlenent s inthe fuue

411 Themgoity of thelslad lies ou side
the defined settlenent s adis dfired inthis
plan as coutryside. The character of the
coutryside is extrendly varied and of an
intinte ntue It isthus edrendy inport at
that any devel opnent in this area does naot
inpact on the environnent. Oy specific
types of devel opnent wll be alowed in the
count rysi de.

4,12 Wlst this pan drects devel opnent
to those areas defined by devel opnent
envel opes, it is recognised that existing
devel opnent is scattered and dispersed
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Gnsdidation and Infilling @ Sattered Settlenent s Qut si de Devel opnent

Envel opes

G2 Proposals for development which will lead to the consolidation of scattered, dispersed
or low-density development in the countryside will not be permitted.

across the countryside out side these areas.
The presence of existing devel opnent in the
countryside, even substatid residetid
et des isnmt init self considered a reason for
accepting further devel opnent, which coul d

areas.

4.15 Devel opnent which does take place
wll be expected to maintan o positivdy
cotributetothe eviroment adtofit inwth

cause an undesirable urbanisation of rural
General Locational Giteria for Devel opnent

fs surroundings. Access requirenents and

G4 Planning applications for new development will be permitted, provided they:

a harmonise with their surroundings, landscape or townscape by using appropriate scale,
design and landscaping;
b create an interesting, attractive environment;

c have proper regard to all access needs and traffic generation, including access by foot,
cycle and public transport;

d maintain and enhance the interests of nature conservation and environmental
protection;

e are sympathetic to the character and materials of their surroundings;

f do not protrude above prominent ridges or skylines;

g do not expand out of any natural valley or depression which confines present
development;

h do not intrude into prominent views into, out of, or across any town, village or area of
countryside;

i do not intrude into the setting of any prominent building or significant landmark;

J do not adversely affect any area, site or feature of archaeological, architectural,

ecological, palaeoecological, geological, cultural or historic interest, or their settings;
k respect existing street and village patterns;
/ take account of ponds, streams and other watercourses.

nature conservation interests wll be
expected to be taken into account. The
preci se vay in which these requi renent svidl

should be approved by the Guncil. As vl
as the internd design and nateria s issue,
the way in which the devel opnent will be
seen or

be consi dered coul d, for exanpl e, include the
retention of existing landforns and
veget ation, the use of appropriate naterias

screened from the surroundi ng
areas, including viens from the sea and
estuaries, and the inpact upon existing

and design and the avoidance of sensitive val ued features of the surroundings wil be
areas. i nport ant consi derati ons.

4.16 Hw well proposed devel opnent wil | 4.17 In particdar circunst ances, sone
fit into a locaion wll be an inport ant types of development are considered

consi deration as to whether the devel opnent

apropriate in the coutryside. These uses

Devel opnent Qut side Defined Settl enent s

activities;

4-3

G5 Outside the defined settlements, development may exceptionally be permitted where it
requires a rural location, is of benefit to the rural economy, is well designed and landscaped,
is of an appropriate scale, and is in one or more of the following categories of development:
a development connected with agriculture, forestry, fisheries and related ancillary

b recreation and sports activities appropriate to the countryside;
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mineral extraction;

a major employment use;

>Q Thd QO

a special events site;
provision for public access;
required for coast protection;

3\:\5'\.\

or

value; or

£

O N O O,

appropriate rural tourism development;

other uses detailed elsewhere in this plan.

development in connection with waste disposal including waste water treatment;

appropriate small-scale specific types of housing developments;

small-scale development ancillary to existing housing, industrial, commercial, tourist,
recreational or community development;
appropriate small-scale development to create or sustain rural employment;

The above development will not be acceptable where it would:
1 cause the loss of the best and most versatile agricultural, horticultural or forestry land;

2 reduce the quality of the environment and landscape; or
& cause the loss of, or damage to, identified areas or features of conservation or wildlife

adversely affect any area, site or feature of archaeological, architectural, ecological,
palaeoecological, geological, cultural or historic interest or their settings; or

reduce the value of the countryside and coast as a sporting and recreational resource;
prejudice or devalue water resources; or
contribute to the merging of settlements or villages with each other; or
harm the setting of a settlement, or village or part of that setting.

are generally ones which are essentia and
necessary to the successful operation of the
rural econony, o provide for the needs of the
rua popd aion

4.18 There is continual pressure to
develop in the coutryside and it is inport at
to ensure that only those devel opnent s and
uses which cannot satisfactorily be
acconmodat ed W thin devel oprrent
envelopes or which genuinely require a
coutryside location for their operation, are
consi dered justifiabl e exceptions out side the
defined settlenent s The mai n change from
existing structure pan pdicy is the indusion
of a najor enploynent use which woul d
require a large dlocation of lad, possibly
au side the defined settlenents Thisissueis
described in nore detal inpdicy 2

Devel opnent In Areas Liable To H oodi ng

4.19 The needs of the rural econony are
changng rapdy and if the rra aress are to
survive as viable conmunities, a certan
anount of flexibility nay be needed in the
gpicaion of restran pdicies. In mch o
the countrysi de the control s on devel opnent
ae extrengly restrictive and the
gportunities for creating jas are limted. In
particd ar circunst ances, wen the Quncil is
saisfied that the coutryside it self wou d not
be detrinentdly & fected, devel opnent to
create enploynent or sustan the rud
econony nay be accept dde

420 Lowlying areas of the Island,
i ncluding sone built-up areas, are vul nerabl e
to flood ng either fromsurface vater run o f
o fromhightidd leves. Wieress in the past
engineering solutions have been found by

property;

44

G6 The Council will not permit development in areas liable to flooding, or inundation from
the sea, or where such problems could arise as a result of the proposed scheme, and will seek
to keep such areas free from development. Where, in exceptional circumstances, planning
permission is granted for development, the Council shall be satisfied that:

a adequate precautions and measures have been taken to minimise the risk to life and

b adverse effects on adjoining or associated areas will not be exacerbated;
c there is no increased risk of flooding elsewhere as a result.
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Development in areas liable to flooding will not be permitted if either the development or the
precautionary measures will have an adverse affect on the ecology of the watercourses and

adjoining land associated with them.

channel | ing and strai ghtening river courses to
speed run-of f, it is cosidered thet, infuue
devel opmrent should respect, and avoid,
netud floodpdan aess. The Environnent
Agency advise the Quncil on areas liable to
flooding and are a consultee where
devel opnent nay af fect watercourses,
surface vater run-of f a flood risk

421 The coastal issue is somewhat
df feret but wth rising sea levds it cadd
becone a nore inportant consideration
Within the developed coastline, new
devel opnent shoul d t ake account of the risk
of flooding and be designed accordingy.
Devel opnent proposal s on the undevel oped
coastline vhich nay lead to enhanced |and
val ues and thus denand for flood protection
or sea defence works, will not be accept dde

4.2 Therisk to lad of floodng, whether
fromsea or rivers, is considered to be a naj or
reason to resist  devel opnent. The
devel opnent of such land could lead to future

Devel opnent on Uhst abl e Land

risk to proparty o life ad nay lead to
denands for potential ly expensive renedia or
protection varks. It is recognised that sone
developed areas of the Island suf fe
occasiond flood ng. The consd idati on of such
devel opment  should not be encouraged
because this could lead to nore severe
problens a a later date. Developnent in
these areas, which incl ude Gurnard Mrsh, for
exanple, shoud be restricted to the linnted
inprovenent of existing properties. \ere
renedial or flood protection works are
required and proposed to pratect existing or
potential devel opnent, these should have the
m ni mum i npact on the ecdogy of the vater
courses and shoud nat incresse the risk of
flooding on ather property.

4.23 The conplex structure of the Islad s
geology has created poor conditions for
construction in sone locations. The Local
Raming Athority wil vant to esure that
devel opnent on unstable land is avoi ded
unless appropriate renedial action can be

mitigating measures are to be used.

G7 Development of areas of known or possible land instability will only be permitted where
the Council is satisfied that the site can be developed and used safely and not add to the
instability of the site or adjoining land and that stabilisation measures are environmentally
acceptable. Planning applications for development should be accompanied by a suitably
qualified engineer’s report detailing how the development is to be carried out and what

taken. In sone areas of the Island det aled
studi es have been undert aken whi ch provi de
addtiond quidance, ether to inggoropriate
locations for developnent or to renedia
neasures required. The ouncil have
undert aken detailed research and a
gedtechnical study of the Ventnor Underclif f
landslip area from Luccontbe to B ackgang.
This detailed research has led to the
producti on of planni ng gui dance naps, which
are particdarly valuabe when considering

Devel opnent Near To Hazardous Uses

planing applications in this area and nay
i ndi cat e whet her devel opnent proposal s and
nitigating neasures are appropriate for the
specific | ocation

4.24 The Quncil recognises that due to
historic reasons potentially hazardous
operations o activities exist in locaios
which may conflict wth devel opnent
pressure nearby. It nay be ingppororiae to
prevent devel opnent which would pl ace the

G8 When considering applications for development, the Council will take into consideration
the potential effect of any hazardous uses in the vicinity, and will not approve the proposal if
an unacceptable risk exists. Where existing hazardous uses are located such that they
prevent the proper development or redevelopment of nearby land then the Council may seek
the relocation of the hazard to a more appropriate location.
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occupi ers users of the proposed
devel opnent into potentially hazardous
situtias. The Quncil wll nornally t ake the
advice of the Health and Sfety Bxecutive in
such natters and in seeking a sol ution nay
either refuse the proposed devel opnent or
seek the renoval or relocation of the hazard
prior to pernitting the devel opnent to

or

pr oceed.

4.26 Wile recognising the benefits d a
mx of |and uses wthin an area sone uses or

activities tend by their naue to be
i nconpatible and create bad nei ghbour
prodens and coflict. The nost conmon

problens occur between a residentia use

Potential onflict Between Proposed Devel opnent and Exi sting

Surroundi ng Uses

G10 Before granting planning permission for development, particularly residential
development, the council will take into account the potential for conflict between existing,
adjoining or surrounding development and activities. Development proposals may be refused
permission if they are considered incompatible with existing, adjoining or nearby activities.

and coonmercial, industriad or recreationd
activities. Just as edsting residetid
anenities of an area ae taken into

consi derati on when the introduction of other
uses are proposed, so the potertial that
addtiond constraints on existing uses coud
be demanded if residential wuse was

Qoast al Devel oprent

i ntroduced nearby need to be consi dered.

4.27 Mny stretches of the Island s
cosstline are natwradly eroding o retreating
adna dl o thsis o wll be dfeddde o
defended in the future. Land and properties
al ong undefended stretches of the coast wil

provided the following criteria are met:

G11 In exceptional circumstances where part or all of an existing development which has a
continuing operational requirement to be located on the coast is at risk of loss through coastal
erosion, permission may be given for a replacement provision by way of a limited extension
on the landward side of the existing development or by relocation to an alternative site

a it would not have a detrimental impact on the landscape;

b it would not impact adversely on views from the sea;

c appropriate screening is provided before the replacement development takes place,

d the potential loss of development would have a damaging impact on the economy;

e that all possible alternatives within the existing site have been explored and shown to

be unsuitable;

f it does not lead to demands for additional flood protection or sea defences;

g it is not for residential purposes.
ilitably be lost over tine Sone vhichrequire acoastd locaiontocotineto
devel opnent in areas of risk which require a cotribute to the Island s econony by
coast al | ocation nake subst atid alowng the mgration of the devel opnent

cotribuios to the Islad s econony either
through tourismor other enpl oynent uses.
The pdicies in the pan generdly resist
devel opnent in the countryside and on the
undevel oped coast. However, in excegtiod
circunst ances it is recognised that suject to
criteria which seeks to ninimse the i npadt o
the relocated developnent it wll be
accept able to enable existing businesses
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infand. Residential devel opnent is not
considered to require a coastd location ad
is specifically excluded fromthe excepti onal
ci reunst ances addressed by this palicy.

General Location of Development


Wendy Perera
Highlight

Wendy Perera
Highlight


