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1.1 The draft Island Planning Strategy has been published for public consultation. The draft strategy
sets out the policies the Isle of Wight Council is proposing and how they will be implemented.
The policies are grouped into the following 'families':

Planning for Sustainable Development and Growth
Delivering the Housing We Need
Supporting and Growing Our Economy
A Better Connected Island
Creating Sustainable, Strong and Healthy Communities
High Quality Environment

1.2 Background papers have been produced to accompany the draft Island Planning Strategy to
summarise the relevant national planning policy framework and practice guidance, explain the
issues faced within each policy family, to summarise the evidence and how the proposed policy
(either by itself or in conjunction with other policies) will contribute to addressing the issue. This
background paper explains the approach taken in relation to theHighQuality Environment policy
family. The following diagram sets out the relationship between the draft Island Planning Strategy
and a range of other plans and strategies prepared by the council or it's partners, and the technical
documents the sustainability appraisal/ strategic environmental assessment (SA/SEA) and habitat
regulations assessment (HRA).
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2.1 The National Planning Policy Framework (NPPF) was revised July 2018 and sets out the
Government's planning policies for England and how these should be applied. It explains that
the purpose of the planning system is to contribute to the acheivement of sustainable development,
and at a very high level the objective of sustainable development can be summarised as meeting
the needs of the present without compromising the ability of future generations to meet their own
needs.

2.2 Paragraph 8 of the NPPF identifies that there are three overarching objectives to acheiving
sustainable development, and these are:

An economic objective

A social objective

an environmental objective

2.3 It is clear that the Government expects local planning authorities to balance these objects. The
environmental objective gives a clear direction over what is expected:

"to contribute to protecting and enhancing our natural, built and historic environment; including
making effective use of land, helping to improve biodiversity, using natural resources prudently,
minimising waste and pollution, and mitigating and adapting to climate change, including moving
to a low carbon economy".

2.4 There are three further chapters in the NPPF that are particularly relevant - chapter 14 Meeting
the challenge of climate change, flooding and coastal change, chapter 15 Conserving and
enhancing the natural environment and chapter 16 Conserving and enhacing the historic
environment. There is also a section relating to open space and recreation in the NPPF, which
is relevant to this particular family of policies.

Meeting the challenge of climate change, flooding and coastal change

2.5 In terms of planning and flood risk the NPPF sets strict tests to protect people and property from
flooding which all local planning authorities are expected to follow. Where these tests are not
met, national policy is clear that new development should not be allowed. The main steps to be
followed are set out below which, in summary, are designed to ensure that if there are better
sites in terms of flood risk, or a proposed development cannot be made safe, it should not be
permitted.

2.6 Paragraphs 156 and 157 identify that:

156. Strategic policies should be informed by a strategic flood risk assessment, and should manage
flood risk from all sources. They should consider cumulative impacts in, or affecting, local areas
susceptible to flooding, and take account of advice from the Environment Agency and other relevant
flood risk management authorities, such as lead local flood authorities and internal drainage boards.

157. All plans should apply a sequential, risk-based approach to the location of development –
taking into account the current and future impacts of climate change – so as to avoid, where
possible, flood risk to people and property. They should do this, and manage any residual risk,
by:

a) applying the sequential test and then, if necessary, the exception test as set out below;

b) safeguarding land from development that is required, or likely to be required, for current or future
flood management;

c) using opportunities provided by new development to reduce the causes and impacts of flooding
(where appropriate through the use of natural flood management techniques); and
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d) where climate change is expected to increase flood risk so that some existing development
may not be sustainable in the long-term, seeking opportunities to relocate development, including
housing, to more sustainable locations.

2.7 The planning practice guidance also has an extensive section on flood risk and coastal change,
which advises how to take account of and address the risks associated with flooding and coastal
change in the planning process.

2.8 In relation to coastal change paragraphs 167-169 of the NPPF require councils to identify coastal
change management areas (CCMAs) where necessary:

167. Plans should reduce risk from coastal change by avoiding inappropriate development in
vulnerable areas and not exacerbating the impacts of physical changes to the coast. They should
identify as a Coastal ChangeManagement Area any area likely to be affected by physical changes
to the coast, and:

a) be clear as to what development will be appropriate in such areas and in what circumstances;
and

b) make provision for development and infrastructure that needs to be relocated away from Coastal
Change Management Areas.

168. Development in a Coastal Change Management Area will be appropriate only where it is
demonstrated that:

a) it will be safe over its planned lifetime and not have an unacceptable impact on coastal change;

b) the character of the coast including designations is not compromised;

c) the development provides wider sustainability benefits; and

d) the development does not hinder the creation and maintenance of a continuous signed and
managed route around the coast.

169. Local planning authorities should limit the planned lifetime of development in a Coastal Change
Management Area through temporary permission and restoration conditions, where this is necessary
to reduce a potentially unacceptable level of future risk to people and the development.

Conserving and enhancing the natural environment

2.9 The NPPF states that:

171. Plans should: distinguish between the hierarchy of international, national and locally designated
sites; allocate land with the least environmental or amenity value, where consistent with other
policies in this Framework; take a strategic approach to maintaining and enhancing networks of
habitats and green infrastructure; and plan for the enhancement of natural capital at a catchment
or landscape scale across local authority boundaries.

172. Great weight should be given to conserving and enhancing landscape and scenic beauty in
National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest
status of protection in relation to these issues. The conservation and enhancement of wildlife and
cultural heritage are also important considerations in these areas, and should be given great weight
in National Parks and the Broads. The scale and extent of development within these designated
areas should be limited. Planning permission should be refused for major development other than
in exceptional circumstances, and where it can be demonstrated that the development is in the
public interest. Consideration of such applications should include an assessment of:

a) the need for the development, including in terms of any national considerations, and the impact
of permitting it, or refusing it, upon the local economy;
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b) the cost of, and scope for, developing outside the designated area, or meeting the need for it
in some other way; and

c) any detrimental effect on the environment, the landscape and recreational opportunities, and
the extent to which that could be moderated.

2.10 There is also a section on habitats and biodiversity, which sets out that:

To protect and enhance biodiversity and geodiversity, plans should:

a) Identify, map and safeguard components of local wildlife-rich habitats and wider ecological
networks, including the hierarchy of international, national and locally designated sites of importance
for biodiversity; wildlife corridors and stepping stones that connect them; and areas identified by
national and local partnerships for habitat management, enhancement, restoration or creation;
and

b) promote the conservation, restoration and enhancement of priority habitats, ecological networks
and the protection and recovery of priority species; and identify and pursue opportunities for
securing measurable net gains for biodiversity.

2.11 There is then further amplification within the practice guidance, which focusses on the natural
environment and explains key issues in implementing policy to protect biodiveristy.

2.12 In terms of the High Quality Environment policy family, the section of the NPPF relating to open
space and recreation is relevant, particularly paragraph 96, as it states that:

Access to a network of high quality open spaces and opportunities for sport and physical activity
is important for the health and well-being of communities. Planning policies should be based on
robust and up-to-date assessments of the need for open space, sport and recreation facilities
(including quantitative or qualitative deficits or surpluses) and opportunities for new provision.
Information gained from the assessments should be used to determine what open space, sport
and recreational provision is needed, which plans should then seek to accommodate.

2.13 Paragraph 99 relates to local green space, and sets out that:

The designation of land as Local Green Space through local and neighbourhood plans allows
communities to identify and protect green areas of particular importance to them. Designating land
as Local Green Space should be consistent with the local planning of sustainable development
and complement investment in sufficient homes, jobs and other essential services. Local Green
Spaces should only be designated when a plan is prepared or updated, and be capable of enduring
beyond the end of the plan period.

Conserving and enhancing the historic environment

2.14 In relation to plan-making, paragraph 185 says:

Plans should set out a positive strategy for the conservation and enjoyment of the historic
environment, including heritage assets most at risk through neglect, decay or other threats. This
strategy should take into account:

a) the desirability of sustaining and enhancing the significance of heritage assets, and putting them
to viable uses consistent with their conservation;

b) the wider social, cultural, economic and environmental benefits that conservation of the historic
environment can bring;

c) the desirability of new development making a positive contribution to local character and
distinctiveness; and
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d) opportunities to draw on the contribution made by the historic environment to the character of
a place.

2.15 There is also a significant level of information relating to the determination of applications, in
terms of affecting heritage assets and considering potential impacts. This is also amplified in the
planning practice guidance section conserving and enhancing the historic environment. Of
particular relevance is the part relating to 'plan making: historic environment', which says ' In line
with the National Planning Policy Framework, local authorities should set out their Local Plan a
positive strategy for the conservation and enjoyment of the historic environment. Such as a
strategy should recognise that conservation is not a passive exercise. In developing their strategy,
local planning authorities should identify specific opportunities within their area for the conservation
and enhancement of heritage assets. This could include, where appropriate, the delivery of
development within their settings that will make a positive contribution to, or better reveal the
significance of, the heritage asset'.
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The issues faced

3.1 The historic environment encompasses a variety of heritage assets, many of which are highly
susceptible to harm from change. Conserving these assets in a manner equal to their significance
is a primary objective reflecting the legislative context of the designated assets. Achieving
development which is sustainable i.e. development that recognises and balances the economic
and social elements with the historic environment can be challenging. Sustainable development
will often require compromise and judgements are necessary to balance the impact upon the
significance of an asset against the public benefits of a proposal.

3.2 Development proposals often inadequately understand the significance of an asset or the impact
to the significance of the asset (which can be positive, negative or neutral). As a consequence
proposals struggle to demonstrate there is a thorough understanding of the asset or the impact
to the asset which results in proposals that miss opportunities to contribute positively to the
conservation of the historic environment.

The evidence used

3.3 The Isle of Wight has over 2,500 listed buildings, 122 scheduled monuments, 9 Registered Parks
and Gardens of Special Historic Interest, 3 Protected Wreck Sites, 36 Conservation Areas, 175
buildings, structures and parks and gardens on the Local List and over 12,000 non-designated
sites on the Historic Environment Record. In 2017 the council determined over 2,000 planning
applications, with a high proportion affecting the historic environment. Therefore the issues faced
are well rehearsed.

3.4 Through the Wight We Want community engagement, we know how important the historic
environment is to Island residents and the key role it plays in shaping local identity and supporting
the Island's economy.

3.5 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets the legislative context
for proposals affecting listed buildings and conservation areas, where the local planning authority
has a duty to have special regard to the desirability of preserving a listed building or its setting
or any features of special architectural or historic interest which it possess and to pay special
attention to the desirability of preserving or enhancing the character or appearance of a
conservation area.

3.6 The NPPF sets the policy context for all other designated and non-designated assets where the
significance of the assets should not be harmed unless absolutely necessary and only when
robustly justified.

3.7 The Historic England Heritage at Risk Register identifies designated heritage assets at risk.
Other heritage assets considered to be at risk are brought to the council’s attention through the
Enforcement function of the local planning authority.

3.8 No other policy approaches were considered because the legislation regarding listed buildings
and conservation areas means that the council has a legal duty to have regard to the preservation
or enhancement of these assets and the NPPF is clear of the role of the planning function of the
council to conserve and enhance the historic environment.

How the policy contributes to addressing the issue

3.9 The draft policy seeks to allow carefully considered sympathetic changes to the historic
environment where the significance and impact to significance is fully understood, documented
and balanced against public benefits. This is crucial when considering proposals in the context
of the council's regeneration aspirations.
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The issues faced

4.1 The Isle of Wight comprises a diverse and special natural environment that is highly valued by
its residents and visitors to the Island. The Island’s landform and varied geology results in a
complex and scenic landscape that includes many heritage assets, cultural associations and a
rich biodiversity. These important attributes are key to the Island’s natural capital, ability to attract
tourists, generate economic prosperity and also provide special places in which people can
healthily live, work and relax. The Island is home to a rich variety of important habitats and species,
with 70% of the Island protected by UK or European designations.

4.2 The protection and nurturing of the environment and heritage is a key outcome for the
council’s Corporate Plan and the draft Island Planning Strategy seeks to deliver this objective
and build upon the council’s Environment Conference.

4.3 The Island contains a range of landscape character areas that include chalk downs and grassland,
sandstone hills, a network of valleys and creeks, harbours, traditional farmland, coastal cliffs and
beaches. While the Island comprises a number of towns and villages, much of the landscape
remains scenic, rural and in places, remote. Approximately half of the Island is designated as an
Area of Outstanding Natural Beauty (AONB) and this reflects the very scenic nature of areas of
the Island. The landscape types for the Island are defined by the West Wight Landscape
Character Assessment and East Wight Landscape Character Assessment and these have
been used to inform the draft Island Planning Strategy.

4.4 The Island supports a rich variety of flora and fauna which is dependent on a complex network
of habitats, themselves engrained in the tapestry of landscape areas, woodland, coastal cliffs,
watercourses and intertidal zones. The Island includes a range of European, National and local
biodiversity designations which protect important habitats and species.

4.5 The Island’s network of woodland, copses, individual trees and hedgerows enrich the landscape
character of the Island and also support many important habitats and species. The council holds
records of the protected woodlands, trees and hedgerows that contribute to the amenity value
of the Island and these have been taken into account in the formulation of policy guidance and
site allocations. The Council has also taken account of the best practice guidance relating to
trees and development that has been issued by the Woodland Trust.

4.6 The Island includes a range of rivers, streams, estuaries and a continuous coastline and many
of the towns and villages throughout the Island evolved in areas that are vulnerable to flooding
and erosion, particularly in coastal areas. Ongoing climate change has intensified the impacts
of flooding and erosion and therefore, in some locations settlements and particularly their
expansion, are subject to challenges from rising sea levels, localised flooding causes by storm
and rainfall events and in a limited number of locations, land instability. In formulating the policy
guidance and site allocations set out within the draft Island Planning Strategy, the council has
used the information held within the Preliminary Strategic Flood Risk Assessment (PSFRA),
the Local Flood Risk Management Plan and liaised within the Environment Agency.

4.7 While much of the Island can be considered stable in terms of land movement, there are localised
areas, extensively along the south coast of the Island, that are susceptible to ground movement.
This is due to a combination of the Island's geology, coastal processes, rainfall and human
influence. Similarly, the majority of the Island is free from flood risk associated with the sea or
watercourses, but again due to a combination of geomorphology, geology and weather events,
there are areas at increased risk of flooding from these sources.

4.8 Parts of the Island have a long history of flooding and coastal erosion, pre-dating human influence.
Many settlements on the Island have evolved from small-scale beginnings on sites located in
areas vulnerable to flooding and erosion, such as by the coast or an estuary. This historic
settlement pattern is now faced with the new challenges of rising sea levels and increased storm
and rainfall events.
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4.9 As noted within the Government’s 25 year Environment Plan there has been a decline in native
species, and the Island’s wildlife is not an exception to this.

The evidence used

4.10 Paragraph 171 of the NPPF (2018) states that “Plans should: distinguish between the hierarchy
of international, national and locally designated sites” and goes on to state in paragraph 174 (a)
“Identify, map and safeguard components of local wildlife-rich habitats and wider ecological
networks, including the hierarchy of international, national and locally designated sites of
importance for biodiversity”.

4.11 In formulating the draft policies and allocations set out within the Island Planning Strategy the
council has followed the advice set out within the Government’s 25 Year Plan to Improve the
Environment, the guidance set out within the Bird Aware Solent Strategy and carried out a
whole plan Habitat Regulations Assessment (HRA).

4.12 The council benefits from a range of up to date information sources for local biodiversity and
therefore, the council has used the local records centre database of protected habitats and
species and the Isle of Wight Biodiversity Action Plan, which identifies ten local Biodiversity
Opportunity Areas (BOA’s) to deliver a network of ecological enhancements.

How the policy contributes to addressing the issues

4.13 The draft policies within the Island Planning Strategy will seek to protect and enhance the network
of habitats, species and landscapes that are so important to the environment and ensure that
development do not harm biodiversity and where required result in net environmental gain.
Working with developers, the council will seek to deliver development that takes full account of
the habitats and species that may be affected by all scales of development.

4.14 Depending on the scale of the site, this will not only relate to the habitats and species directly
related to the development but also nearby designations or proposed designations that could be
indirectly affected by the individual development or cumulatively with other developments. The
council will seek to ensure on site enhancements for development proposals and where necessary
off-site mitigation through the delivery of a network of green spaces and Suitable Alternative
Natural Greenspace (SANGs) and contributions towards the Bird Aware Solent Mitigation
Strategy.
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The issues faced

5.1 Woodland and trees play an important role in forming the Island's character, identity and amenity
- from historic hunting forests such as Parkhurst through to locally important individual trees. The
Island comprises numerous areas of forestry, copses, tree lines and individually important trees
that contribute to the landscape character of the Island, provide important habitats for wildlife
and promote pride in the appearance of the Island’s landscape and developed areas. There is
a network of formally protected trees and woodland for which the council holds records and all
mature trees within conservation areas are formally protected.

The evidence used

5.2 In drafting the policy the council has had regard to the Planners Manual for Ancient Woodland
and Veteran Trees and Residential Developments and Trees documents, both produced by
the Woodland Trust.

5.3 The West Wight Landscape Character Assessment and East Wight Landscape Character
Assessment both recognise the importance of trees, woodlands, hedgerow trees and hedgerows
within the landscape, particularly where they have strong relationships with historic boundaries.

5.4 It was also clear from theWightWeWant Island Conversation survey results and the feedback
from the council's Environment Conference that great value is placed on the natural environment
and it's amenity.

How the policy contributes to addressing the issues

5.5 The draft policy would ensure that development proposals should take account of impacts on
protected and unprotected trees in order to maintain landscape and cultural heritage, while
preventing impacts on biodiversity. It also seeks to retain areas of woodland and individual trees
in the first instance and where not possible for wider planning reasons, to mitigate loss through
landscaping schemes that will be agreed by the local planning authority.
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The Issues Faced

6.1 The Government has set out policy aims and objectives for the protection and provision of open
space and a strategy is required for the Island. The Isle of Wight Open Space, Sport and
Recreation Audit (2010) sets local standards based on assessment of local needs, demographics
and audits of existing open spaces. It is the basis for addressing quantitative and qualitative
deficiencies.

6.2 The audit has found that whilst most areas have a high quality open spaces with a high level of
accessibility, there are some deficiencies in both urban and rural areas. It also highlighted that
there are very few areas with a surplus provision. Therefore it is vital that the council protect
existing provisions and provides for new spaces when considering new residential development.

6.3 The audit sets out a m2per person requirement for various open space types including parks and
gardens, local amenity space, provision for children and young people, outdoor sports facilities
and allotments and community gardens.

6.4 When considering the provision of onsite open space in new development the Audit sets out that
the council should ensure that the area of land is large enough to provide significant recreational
value as well as provide aesthetic value.

6.5 Access to green and open spaces is widely recognised as playing a vital role in building healthy
neighbourhoods contributing to the physical, mental and emotional wellbeing of local people. It
is therefore important that these spaces are protected and improved where possible and new
ones are provided in line with new development and population increase or demographic change.
It is also important that such spaces are delivered close to new developments so they are
accessible to those that will use them.

6.6 SANGs is the name given to the green space that is of a quality and type suitable to be used as
mitigation for residential and where necessary tourism development likely to affect the Island’s
the Special Protection Area (SPA). Its role is to provide alternative open space to divert visitors
from visiting the SPAs. The degree to which this is possible depends on the design, location,
size, accessibility and overall quality.

6.7 Natural England has determined that new development could have an in-combination likely
significant effect on the nearby protected sites from recreational impacts. The impacts are highest
from developments within 5.6km of the SPA.

6.8 Natural England recognises that there are no absolute definitions of what is ‘natural’ and
‘accessible’, these aspects of greenspace need to be considered in the context of the broader
geographical area being assessed. They further acknowledge that these spaces may need to
be adapted to reflect local needs and circumstances and recognise the multifunctionality of
greenspace with most areas supporting a range of different activities and uses.

6.9 Accessible natural greenspace can also have additional benefits, the enjoyment of nature, informal
children’s play, gentle exercise and environmental education as well as for conserving wildlife
and geological features. In addition, such areas can contribute to natural drainage processes,
improving air quality and moderating urban microclimates.

The evidence used

Greenspace

6.10 Natural England believes that local authorities should consider the provision of natural areas as
part of a balanced policy to ensure that local communities have access to an appropriate mix of
greenspaces providing for a range of recreational needs. They recommend (1) that provision

1 English Nature (January 2003) Providing Accessible Natural Greenspace in Towns and Cities - A Practical Guide to Assessing
the Resource and Implementing Local Standards for Provision
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should be made of at least 2ha of accessible natural greenspace per 1000 population according
to a system of tiers into which sites of different sizes fit:

no person should live more than 300m from their nearest area of natural greenspace;
there should be at least one accessible 20ha site within 2km from home;
there should be one accessible 100ha site within 5km;
there should be one accessible 500ha site within 10km.

6.11 Natural England also set out that local authorities should determine for themselves the most
appropriate policy response in the light of a sound understanding of the standard, the needs of
the local community and the value of accessible natural greenspace to it, the existing greenspace
resource and funding constraints.

6.12 A small, high quality space may be considered to be more attractive to the public than a large
one of lesser quality. There is also evidence that greenspace is vital for our health and wellbeing.
Natural England in 2016 published a study that examined the people most likely to reduce their
exercise levels as a result of a decline in greenspace quality and accessibility. The findings
showed that there are over 4.5 million regular walkers in England and of these almost 500,000
would be unlikely to substitute their current level of greenspace exercise for exercise elsewhere.
This demonstrates how important greenspace is and is associated with numerous positive health
outcomes, such as improved physical and mental health, and reduced risk of cardiovascular
disease, risk of mortality and other chronic conditions.

6.13 Hampshire County Council Public Health Department in response to Isle of Wight Infrastructure
Delivery PlanConsultation (September 2018) sets out that the outdoor environment is important
in the context of an ageing population associated with the Island. Outdoor environments that are
perceived as safe and attractive and well-designed community facilities facilitate physical activity
and social interaction, helping keep people active and socially connected as they age. They set
out that the factors to take into account include good quality pedestrian facilities, local accessibility,
aesthetics, accessible and good quality green spaces and protection from pollution and noise.

6.14 Access to recreational infrastructure is important. There is consistent evidence that having parks
and playgrounds, is associated with reduced risk of obesity among adolescents and increase in
physical activity.

6.15 Fields in Trust updated their ‘Guidance for Outdoor Sport and Play’ in 2015 to reflect policy
changes, including the National Planning Policy Framework and now includes recommendations
on the provision of amenity and natural green space. The guidance sets out recommended
benchmark guidelines for all open space typologies.

6.16 The council has an Open Space, Sport and Recreation Audit and a separate Playing Pitch
Assessment and Strategy, which have informed the approach proposed in the draft policy.
However, these documents were published in 2010 and 2011 respectively, and therefore the
council is in the process of procuring a new open space audit, built facilities strategy and a playing
pitch strategy. Once completed this will used to inform the council's approach in plan-making (if
the timescales allow) and decision-taking.

Suitable Alternative Natural Greenspace (SANGs)

6.17 Mitigation for recreational impacts can take the form of access management within the European
sites, or provision of alternative recreation locations to draw users away from the European sites.
Research (2) has shown that alternative natural greenspaces can function as suitable substitutes
to reduce visitor pressure on the Solent SPAs.

6.18 These spaces (SANGs) can play a role in providing mitigation if they are closely linked to
management at the coast, are targeted in the right locations, and are accompanied by active

2 Alver Valley SANG study (Footprint Ecology, June 2015)

15High Quality Environment Polices Background Paper Isle of Wight Council

6 Draft Policy HQE4 Protecting and ProvidingGreen andOpen Spaces



promotion of their existence. This could result in less coastal visits by recreational users for at
least some of their trips, instead choosing to use alternative greenspaces. This would help
moderate the predicted increase in visitors at the coast and thus the potential for bird disturbance.

6.19 The Solent Disturbance and Mitigation Project (SDMP) (3) has established that 75% of visitors
to the Solent and Southampton Water SPA come from within a distance of 5.6 km from the coast.
The research predicted a 13% increase in visitor numbers as a result of planned new housing.
The same research also highlighted that dogs off lead were a cause of 47% of all ‘major flights’
i.e. bird(s) flying more than 50 metres to escape disturbance. Understanding the needs of dog
walkers and proactively working with them is a priority.

6.20 The Solent Recreation Mitigation Strategy sets out criteria for the provision of new strategic
SANGs, as well as measures to enhance existing strategic sites. These criteria should form the
basis for local on-site provision. It sets out the priorities for new facilities to be provided and the
improvements to be made to the layout and features/ facilities which would be attractive to people
seeking places for recreation. Any provision should be designed to attract visitors, especially dog
walkers by providing an enjoyable natural environment for recreation.

6.21 Mitigation for the recreational pressures on the Solent SPA relate to the coastal nature and
character of that particular habitat. Primarily the mitigation takes the form of contributions per
bedrooms for management of visitors to the coast and other relevant aspects including education.
The Strategy though, also recognises that in certain locations the provision of well-designed
suitable alternative natural greenspace (SANGs) can be appropriate.

6.22 Whilst contributions towards the Solent Mitigation are required, the HRA has found that mitigation
at a site specific level is also necessary for alleviating pressure on the European protected sites.
This should ideally take the form of SANGs which provides recreational space. Onsite SANGs,
tangible and integrated to the development will mean that residents have access to local provision
away from the coast.

How the policy contributes to addressing the issues

6.23 The draft policy sets out a framework for protecting existing open spaces and requiring new
developments to provide a range of open spaces in line with the council’s evidence base. In
terms of SANGs, it is considered appropriate for developments of 75 dwellings or more to provide
an onsite SANGs. This is due to the degree of pressure related to the number of people likely
to be living within the development that may result in a likely significant effect on the protected
European sites.

6.24 A SANGs needs to serve its intended purpose by providing an alternative accessible area that
is:

Coherent
Integrated witin the development
Linked with existing facilities/ public rights of way

6.25 The size of the SANGs will be dependent on the above factors. The council is not prescribing
the size of SANGs per person or development preferring to take a site by site basis noting that
smaller SANGs can still be appropriate providing they are of good quality, where possible
incorporate the above principles and are fit for purpose.

6.26 Where SANGs cannot be provided onsite an off-site contribution towards the upgrading or
maintenance of a nearby existing provision may be acceptable. It should be noted that any off-site
mitigation will be over and above the Bird Aware initiative.

3 Phase 2 report, Solent Disturbance and Mitigation Project phase II: Predicting the impact of human disturbance on
overwintering birds in the Solent, (Footprint Ecology, February 2012),
www.solentems.org.uk/natural_environment_group/SRMP/SDMP/
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The issues faced

7.1 The revised National Planning Policy Framework published in March 2012 continues the concept
of a Local Green Space designation and the importance of this designation to local communities.
This is a discretionary designation to be made by inclusion within a local development plan or
neighbourhood development plan. Paragraph 99 of the revised National Planning Policy
Framework says that local communities should be given the opportunity to identify greenspaces
of particular importance to them through local and neighbourhood plans. These designations
would rule out new development in communities other than in very special circumstances and
would need to last beyond the end of the plan period.

7.2 A number of 'made' neighbourhood development plans have designated land for such a purposed
and the council is required to reflect these designations on the Policies Map.

The evidence used

7.3 In drafting the policy the council has had regard to the following evidence and sources of
information:

Local Green Space - A background document to support the draft Island Planning Strategy,
2018 (Isle of Wight Council)
Freshwater Parish Neighbourhood Development Plan, 2018 (Freshwater Parish Council)
Gurnard Neighbourhood Development Plan, 2017 (Gurnard Parish Council)
Brading Neighbourhood Development Plan, 2015 (Brading Parish Council)
Godshill Parish Supplementary Planning Document, 2015 (Godshill Parish Council)
Fishbourne Parish Supplementary Planning Document, 2014 (Fishbourne Parish Council)

How the policy contributes to addressing the issues

7.4 The policy approach accords with national policy and facilitates communities proposing local
green space. The council will consider proposals against national criteria and has and will
designate when appropriate.

7.5 This means that only proposals that provide opportunities to enhance local green spaces will be
permitted and that proposals that would harm them, will only be permitted in very special
circumstances, which are likely only to be where proposals result in a significant Island-wide
economic benefit.
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The issues faced

8.1 The landscape and seascape character of the Island are key to its attractiveness for visitors and
local people. As a result, there is a need to strike a balance between protecting the scenic qualities
of the Island while allowing necessary development to take place.

The evidence used

8.2 The landscape and seascape qualities of the Island are well documented and Natural England
has assessed these at a high level through their National Character Area profiles (NCA), the
relevant profile being NCA Profile:127 Isle of Wight. The NCA notes the special characteristics
of the Island:

"The chalk spine crossing from east to west stretches out at the western tip in a series of three
chalk stacks known since medieval times as the Needles. The Island exhibits, at a small scale,
the key characteristics of much of lowland England, from farmed arable coastal plains to pastures
and woodland, and from steep chalk downs to diverse estuarine seascapes and dramatic sea cliffs
and stacks. Almost 50 per cent of the Island falls within the Isle of Wight Area of Outstanding
Natural Beauty, divided into five separate parcels, and around half of the coastline is recognised
as Tennyson and Hamstead Heritage Coasts".

8.3 More detailed landscape character assessments have been undertaken by the Isle of Wight
AONB Team and these include the East Wight Landscape Character Assessment (2015) and
theWestWight Character Assessment (2005). The draft Island Planning Strategy takes account
of these assessments.

8.4 The landscape and seascape character of the Island is complex, finite and important and therefore,
in the interests of sustainable development, it is important that new development envisaged
through the draftIsland Planning Strategy would not compromise the key components of the
Island’s landscape and seascape quality.

8.5 As noted within the NCA, nearly half of the Island is designated as an Area of Outstanding Natural
Beauty (AONB) and two areas of the coastline are designated as Heritage Coasts (Tennyson
and Hampstead). Some areas of the Island and particularly the AONB are tranquil and include
‘Dark Sky’ areas, which contribute to the overall special character of the designation. The NPPF
confirms that AONBs carry the highest status of protection when it comes to planning and requires
Planning Authorities to limit the scale and extent of development within them, with major
development only to be approved in exceptional circumstances where it can be demonstrated
that it would be in the public interest.

8.6 The Island Planning Strategy will adhere to that approach and focus most new development in
areas outside of the AONB. Nevertheless, the AONB is a working landscape and supports
numerous farms and rural businesses as well as being a location for several large rural villages.
There are also areas of the AONB that comprise the minerals required to support the Islands
economy.

8.7 Some housing growth and economic development will be expected to take place throughout the
AONB, in order to deliver the necessary rural housing identified by the Strategic HousingMarket
Assessment (SHMA) and to maintain the vitality and sustainability of the Island’s rural economy
and communities. Therefore, the policies related to the AONB will aim to deliver high quality
developments that would take account of the capacity of the landscape for change and the
requirement for mitigation. The Island Planning Strategy will have regard to the objectives of the
Isle of Wight AONB Partnership’s Management Plan and also comprise a specific policy
relating to development proposals within the AONB. The aim of the policy will be to ensure that
all development would meet the test of conserving and enhancing its natural beauty and in cases
where exceptional circumstances have been demonstrated, to mitigate or compensate impacts.
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How the policy contributes to addressing the issues

8.8 The landscape of the Island is intricate and due to the Island’s small scale, many landscapes are
interconnected. Therefore, policies will aim to ensure that development would not compromise
landscape and seascape character throughout the Island, deliver on-site mitigation and where
necessary, contribute to off-site mitigation.
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The issues faced

9.1 The Isle of Wight has a unique identity characterised by a predominantly rural landscape. Almost
half of its coastline is designated as Heritage Coast and over half of the Island is a designated
Area of Outstanding Natural Beauty. Themajority of residents live in the Island’s larger settlements,
in particular the main towns of Newport, Cowes, East Cowes, Ryde, Sandown and Shanklin.

9.2 The intrinsic nature of the Island as a self-contained landmass and the coverage of a significant
proportion of it by designations, including the AONB, lead to a perception that space is limited.
The council is aware from representations received on various planning documents that many
of the residents of the Island have a strong sense of belonging to individual settlements and there
are community concerns that development will lead to settlement coalescence, reduce the identity
and distinctiveness of settlements and have a ‘suburbanising’ effect on the Island.

The evidence used

9.3 The current Island Plan Core Strategy (adopted 2012) identified three key regeneration areas
(KRAs) of Medina Valley, Ryde and The Bay. It was the intention that each KRA would be subject
to an area action plan (AAP) to give further detailed local policies.

9.4 Each AAP had a ‘framing’ policy in the Core Strategy, setting out the issues it would investigate
and if required address. Through the Core Strategy consultation process the issue of settlement
coalescence as being an important one in each of the three KRAs, and therefore each framing
AAP policy identified broad geographic areas within each of the key regeneration areas where
it was considered further investigation was warranted through area action plans (AAPs) for each
of the three key regeneration areas (KRAs). The relevant representations on policies AAP1-3
can be seen in the Regulation 30 Statement that accompanied the Core Strategy.

9.5 Following the adoption of the Core Strategy and initial work on the AAPs, informal discussion
documents on each AAP area were published for consultation in 2014. These documents built
on consultation responses received on the Core Strategy and identified specific areas that could
be protected. They also asked questions relating to the issue of settlement coalescence.

9.6 The responses to these documents, along with subsequent targeted consultation with parish and
town councils, were used to inform the position set out in draft AAPs.

9.7 The draft AAPs for each KRA were published for public consultation in November 2015, and all
three included policies identifying ‘local green gaps’ with accompanying policies. Whilst these
draft policies were subject to public consultation, the draft AAPs were not taken forward to the
formal examination stages of preparation.

9.8 Following the council’s decision to review the Island Plan Core Strategy and not to proceed with
AAPs there was the opportunity to consider settlement gaps in areas other than the KRAs.
Therefore consultants were appointed to undertake work looking at those areas, which resulted
in the Isle of Wight Settlement Coalescence Study.

How the policy contributes to addressing the issues

9.9 The work undertaken by Land Use Consultants focussed on the areas around the settlements
identified as being preferred locations for development and where previous consultation responses
indicate that this is an issue.

9.10 The local planning authority’s proposed policy approach is to facilitate development in a way that
avoids increasing settlement coalescence to an unacceptable level. The local planning authority
proposes to do this by:

identifying the areas - ‘settlement gaps’ - where development may affect settlement
separation;
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defining the circumstances in which development will be permitted in these settlement gaps;
and
providing a reference to guidance on how the effects of a proposed development on
settlement separation and gap integrity will be judged.

9.11 The Isle of Wight Settlement Coalescence Study includes a review of current planning policy
approaches to the prevention of settlement coalescence via maintenance of gaps. It examines
national planning policy and guidance before looking at a number of examples of local plan
policies designed to prevent settlement coalescence and how such policies have fared at local
plan Examination or during appeals by site promoters/developers seeking to build within settlement
gaps established by local policy. Drawing on this information it then recommends a policy approach
to the prevention of settlement coalescence for the emerging Island Planning Strategy.
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The issues faced

10.1 The Island contains a range of landscape character areas that include chalk downs and grassland,
sandstone hills, a network of valleys and creeks, harbours, traditional farmland, coastal cliffs and
beaches. While the Island comprises a number of towns and villages, much of the landscape
remains scenic, rural and in places, remote. Approximately half of the Island is designated as an
Area of Outstanding Natural Beauty (AONB) and this reflects the very scenic nature of areas of
the Island.

10.2 In planning policy terms, AONBs and national parks are of equal importance, and this is reflected
in the National Planning Policy Framework (NPPF) 2018. The NPPF provides specific planning
guidance for plan makers and decision takers in relation to AONBs and confirms that great weight
should be given to conserving and enhancing landscape and scenic beauty and AONBs have
the highest status of protection in relation to landscape and scenic beauty.

10.3 Striking a balance between conserving and enhancing landscape and scenic beauty of the AONB
and ensuring these areas remain or become sustainable, affordable and thriving communities.

10.4 Some housing growth and economic development will be expected to take place throughout the
AONB, in order to deliver the necessary rural housing identified by the Housing Needs Assessment
and to maintain the vitality of the Island’s rural economy and sustainble of rural communities.

The evidence used

10.5 The Isle of Wight AONB Management Plan provides background evidence to enable planning
decisions in the AONB to be properly assessed, and the management plan covering the period
2019-2024 was approved by the council's cabinet in it's meeting on 8 November.

10.6 The Housing Needs Assessment identifies the housing needs across the Island, including
within the AONB. To complement this the council's Strategic Housing Land Availability
Assessment investigates the supply side of the equation.

10.7 The landscape types for the Island are defined by the West Wight Landscape Character
Assessment and East Wight Landscape Character Assessment and these have been used
to inform the draft Island Planning Strategy.

How the policy contributes to addressing the issues

10.8 Due to national legislation and policy, there are limited policy approaches that can be taken within
the AONB. The draft Island Planning Strategy will have regard to the objectives of the Isle of
Wight AONB Partnership’s Management Plan and also comprise a specific policy relating to
development proposals within the AONB. The aim of the policy will be to ensure that all
development would meet the test of conserving and enhancing its natural beauty and in cases
where exceptional circumstances have been demonstrated, to mitigate or compensate
impacts. The policies related to the AONB will also aim to deliver high quality developments that
would take account of the capacity of the landscape for change and the requirement for mitigation.
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The issues faced

11.1 The Isle of Wight benefits from generally low levels of light pollution. The issue of dark skies is
recognised in paragraph 180 of the revised NPPF, which states that “planning policies and
decisions … should … limit the impact of light pollution from artificial light on local amenity,
intrinsically dark landscapes and nature conservation”.

11.2 Alongside the planning element of this issue, the Isle of Wight Council wishes to see an
International Dark Skies Association designation of a Dark Skies Park on the Island, recognising
the high quality of our night-time skies. It is anticipated that such a designation will also be
beneficial to wildlife and provide improved amenity and tranquillity, and provide a boost to out of
season tourism.

The evidence used

11.3 The map produced by CPRE, shown below, highlights this and shows a clear area to the south
west of the Island where the landscape is intrinsically dark.

Picture 11.1

11.4 There are three generally accepted types of pollution associated with obtrusive light.

Sky glow – this is the brightening of the night sky which can be seen emanating in the
horizon from cities or other brightly illuminated areas and is the main source of pollution
across the Downs. It is caused by the illumination of air molecules and particles and is
created both by reflected surfaces and badly directed light. Light that travels near the
horizontal is the most damaging as it travels furthest and lowest through the atmosphere.
This can be avoided by ensuring lights are pointing down.

Glare – this is the uncomfortable brightness of a light source when viewed against a
contrasting darker background. Due to the rural and less populated character of the
landscape, lights in rural areas will be relatively higher in glare than in urban areas. This is
particularly noticeable when looking from raised viewpoints into the darker landscape below.
Light Intrusion - this is the “Trespass” of light spilling beyond the property or area being
lit. Although this pollution generally relates to windows and intrusion into private property,
light intrusion also applies to habitats and areas of high species interest.
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11.5 These types of light pollution don’t just impact on humans and prevent stars being seen. The
impact of artificial light on wildlife is a growing area of research. The evidence is showing that
light can be very disruptive to many different species, not just from a disruption to their circadian
body clocks, but also as a barrier to migration, movement and ecosystem integrity. We have all
seen the impacts of a bright light on moths, which for some species – particularly bats – can be
opportunistic. However, that benefit comes at a loss for the integrity of immediate and surrounding
habitats. Evidence shows that artificial light causes negative phenology adaptions in many species
and disrupts the movement of species in an otherwise dark habitat. For example, glare from
artificial lights can impact wetland habitats that are home to amphibians such as frogs and toads,
whose night-time croaking is part of the breeding ritual. Artificial lights disrupt this nocturnal
activity, interfering with reproduction and reducing populations.

11.6 There does remain, however, an impact on human health and wellbeing. It has long been known
that light pollution can disrupt the circadian rhythms (body clocks) of people. While the impacts
of lights that shine directly into windows can be immediately understood, the general brightening
of the sky can lead to further health issues. Disruption to sleep will produce poor circadian
regulations which can cause loss of attention, increased stress and fatigue. Recent studies now
show that particularly blue-light rich lighting – suppresses the increase of the hormone Melatonin,
which regulates the bodies sleep-awake cycle. Poor lighting can also impact on more intangible
health concerns. A recent study ‘Wellbeing and community on the dark island of Sark’ showed
that wellbeing is intrinsically linked to the ability to see a full starry sky.

11.7 The International Dark Skies Association recommends that no installations be designed with a
colour temperature (CCT) in excess of 3,000K (Kelvins). The colour temperature of a light source
is often referred to as the CCT of the source. Cool white and blue rich lighting is the most harmful
to wildlife and to humans. There is a substantial growing body of evidence that shows that the
colour temperature, CCT of the lights can be particularly disruptive to circadian rhythms, sleep
patterns and the production of melatonin.

11.8 Notwithstanding the IDAs recommendation the Isle of Wight Council wishes to see a CCT that
does not exceed 2,700K, due to the importance of the environmental and landscape designations
and the historic sensitivities of the settlements within the proposed park (primarily conservation
areas). Such a lighting level would provide a warmer, more welcoming light, which would be more
appropriate for this part of the Island.

11.9 This is an emerging area, in terms of planning policy evidence, and the South Downs National
Park Authority has undertaken extensive work on this issue. More information can be found on
their website https://www.southdowns.gov.uk/enjoy/dark-night-skies/.

How the policy contributes to addressing the issues

11.10 Introducing a plan-led approach to managing new development within the proposed Dark Skies
Park underpins the council's commitment to acheiving the park status and, in accordance with
national planning policy, meets the requirement to limit the impact of light pollution from artificial
light on local amenity, intrinsically dark landscapes and nature conservation”.
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The issues faced

12.1 With the changes in climate being experienced both globally and regionally, the amount of water
available in the South East River Basin is becoming more stressed. Shorter, more intense periods
of rainfall make it more difficult for aquifers to recharge and increase the likelihood of water quality
issues in rivers and streams. Longer periods of dry weather combined with increased temperatures
contribute to putting further demands on water supply.

12.2 The Island magnifies the consumption issues for the South East region. We already consume
more than we have available, with current estimates for the import of freshwater from the mainland
as up to 30% of total supply. By importing water we are exporting the costs on the environment
to those rivers where the water is being taken from before being exported to the Island.

12.3 Water as a scare, finite resource is not a new issue. The core strategy recognised the need for
new development to be more efficient with adopted policy DM1 Sustainable Build Criteria for
NewDevelopment requiring proposals to demonstrate how they would conserve water resources
by implementing measures to restrict predicted internal potable water consumption to no more
than 105 l/p/p/p/d and sustainable supply measures for external non-potable water consumption
by providing a system to collect rain water for non-drinking uses.

The evidence used

12.4 Recognising the importance of the water management issue on the Isle of Wight, the council has
worked in partnership with the Environment Agency, Natural England and Southern Water to
prepare a dedicatedWater Environment Background Evidence Paper. This document brings
together the various sources of information and evidence that has been used to inform the draft
policy approach.

How the policy contributes to addressing the issues

12.5 The draft policy seeks to contribute to addressing these issues by building in water efficiency to
minimise any increase in demand arising from new development. It also looks at the protection
and enhancement of watercourses, recognising their importance to the Island. Finally, the draft
policy seeks to ensure sufficient capacity for the treatment of wastewater.
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The issues faced

13.1 Paragraphs 155-165 of the NPPF deal with planning and flood risk. Fundamental to the approach
is the principle that:

Inappropriate development in areas at risk of flooding should be avoided by directing development
away from areas at highest risk (whether existing or future). Where development is necessary in
such areas, the development should be made safe for its lifetime without increasing flood risk
elsewhere.

13.2 It also states that all plans should apply a sequential, risk-based approach to the location of
development – taking into account the current and future impacts of climate change – so as to
avoid, where possible, flood risk to people and property.

13.3 The settlement pattern on the Isle of Wight reflects its maritime heritage, with the maintowns
being located on the coast or next to a river. This means that fluvial and tidal flooding is an
inherent risk in some degree in most main towns, especially those on the coast.

13.4 Groundwater flooding on the Isle of Wight is not considered by the Environment Agency as a
significant issue and for the purposes of this SFRA, a summary of the available information has
been agreed to be all that is required.

13.5 Surface water flooding is the term applied to flooding when intense rainfall overwhelms the ability
of the land to infiltrate water, or in urban areas for the sewers and road drains to drain the water
away, resulting in surface water runoff and consequent flooding. It is a particular problem in urban
areas where the excess water will often travel along streets and paths, between and through
buildings and across open space. The SFRA presents the surface water flood map using the
data available on the EA mapping services

13.6 As the implications of climate change are becoming clearer, a risk based approach to planning
for flooding has become necessary. Whilst the areas that will potentially be effected by flooding
remain relatively unknown, heavy rainfall and predicted sea level rise have necessitated such
an approach to planning for flooding, particularly on the Isle of Wight.

The evidence used

13.7 The council commissioned a Level 1 Strategic Flood Risk Assessment (SFRA), which based
on information contained in the Strategic Housing Land Availability Assessment, identified
that a number of potential development sites being considered for allocation would be located
outside of flood zone 1. Therefore, a Level 2 Strategic Flood Risk Assessment has also been
prepared.

13.8 The SFRA documents draw on a number of other technical flooding documents including the
Isle of Wight Local Flood Risk Management Strategy and the Isle of Wight Catchment Flood
Management Plan.

How the policy contributes to addressing the issues

13.9 This SFRA has informed the development of the draft policies related to flood risk management
and the allocation of land for future development. This is achieved through a thorough analysis
of flood risk on the Island, enabling an informed response to development proposals and planning,
and helping to identify strategic solutions to flood risk.
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The issues faced

14.1 There are 3 main sources of flooding in the Monktonmead area: river, sewer and surface water.
These interact with each other, so the situation is complex. Monktonmead Brook flows into the
sea just east of Ryde Marina. A culvert (a large pipe that carries water underground) carries water
to an outfall on the beach, and a pumping station helps to pump river water into the sea when
the tide is in. Sand on the beach has been building up in and around the outfall, and requires
constant clearing to prevent it restricting the flow of the river into the sea.

14.2 During heavy rainfall, river levels increase and the pumping station, which has a limited capacity,
can be overwhelmed. This may cause the river to overtop its banks and cause flooding.

14.3 In addition, surface water run-off from the roads enters the combined sewer system. This is then
overwhelmed by the amount of water and can flood local properties. During intense rain storms,
surface water flooding can be experienced independently of other factors. Both of these types
of flooding can also occur when the brook itself is within its banks.

14.4 Flooding occurrences at Monktonmead Brook are well documented and evidenced by local
experiences. The most recent documented occurrence was in December 2013 and this is likely
to increase in both occurrence and severity as a result of climate change. In light of this the
council acknowledges the need for its planning policies to help contribute to reducing the problems
experienced within the Monktonmead catchment.

The evidence used

14.5 The council's Preliminary Flood Risk Assessment of the Island (carried out in November 2011)
evidenced there was significant flood risk within the Ryde area, with a history of flooding from
ordinary watercourses and overloaded combined drainage system. This, along with the Ryde
Surface Water Management Plan, informed the draft policy set out in the draft Ryde Action Plan
consultation document.

14.6 This background work has also been updated with the council's 2018 Strategic Flood Risk
Assessment.

How the policy contributes to addressing the issues

14.7 To accord with the draft policy proposals for new development within the identified areas should
demonstrate how post development runoff has been reduced and will be managed. This evidence
should be set out in a drainage and/or flood risk statement, where the development is of less
than 1 hectare. This statement should be proportionate in scale and detail to the planning
application and should also demonstrate that the development does not have a negative effect
on the watercourse, groundwater and/or sewerage.

14.8 Relevant development proposals of 1 hectare or more and those in Flood Zones 2 and 3 should
be supported by a flood risk assessment incorporating a drainage strategy, which should in
addition demonstrate how the sustainable drainage system will operate on-site and will reduce
the existing greenfield and brownfield runoff rates and volumes.
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The issues faced

15.1 A Coastal Change Management Area is defined in the NPPF as ‘An area identified in plans
as likely to be affected by physical change to the shoreline through erosion, coastal landslip,
permanent inundation or coastal accretion.’

15.2 The Isle of Wight coastline is affected by a range of natural hazards including coastal erosion
and cliff retreat, coastal landsliding and sea flooding. The southern coast of the Island is generally
characterised by steep coastal cliffs and landslides. The northern coast of the Island is
characterised by coastal slopes with a series of estuaries and rivers draining north into the Solent.

15.3 Rates of erosion and the risk of flooding from the sea are expected to increase over the coming
century due to the impacts of climate change, including increasing storminess, increasing winter
rainfall and rising sea levels. Coastal erosion is not always gradual and can occur through events
such as landslides and cliff falls, where many metres of land may be lost in a single event and it
is often not possible to predict the occurence of such events.

15.4 The Isle of Wight Council and the Environment Agency have examined the future risks these
hazards present to the coastal communities of the Isle of Wight, and have adopted a series of
shoreline management policies for the future management of the Isle of Wight Coast. These
policies and preferred approaches are set out in the Isle of Wight Shoreline Management Plan
(SMP, adopted 2011) and the West Wight Coastal Flood and Erosion Risk Management
Strategy (adopted 2017) and further work on coastal risk management is ongoing.

15.5 In areas where the shoreline management policy is for 'No Active Intervention’ (i.e. do nothing)
or for ‘Managed Realignment’ -either in the short-term (0-20 years), medium-term (20-50 years)
or long-term (50-100 years)- coastal change is expected over the next century. These two
shoreline management policies are defined in the SMP as:

No Active Intervention: This is a shoreline management policy decision not to invest in the
provision or maintenance of any defences. Where there are no existing defences, the coast
will continue to evolve naturally. This policy can also apply to areas that are currently
defended but may not be defended in the future. These areas will evolve more naturally,
which may include an increased risk of flooding or coastal erosion.
Managed Realignment: This shoreline management policy is for the realignment (forwards
or backwards) of the shoreline, with management to control or limit the movement and the
flood and erosion risks. Although this policy typically applies to low-lying areas at risk of
flooding it can equally be applied to cliffed areas, whereby managed intervention slows cliff
recession for a period of time.

15.6 The Shoreline Management Plan andWest Wight Coastal Strategy set out the preferred shoreline
management policy for each section of coast and describe how it should be applied -please refer
to these documents for full information.

15.7 The Shoreline Management Plan (2011) covers the entire Isle of Wight coast. For the 84km coast
from East Cowes to Freshwater, it is important to consult theWest Wight Coastal Strategy (2017),
as this provides the latest updated information and preferred policy approaches for this area on
how coastal risks are being managed.

15.8 The draft policy Managing Our Coast sets out the council’s approach to managing future
development in areas at risk of coastal change, including from coastal erosion, flooding and
landsliding.

15.9 A CCMA has been defined on the Proposal Map, identifying the area anticipated to be affected
by coastal change over the next 100 years. This area includes undefended coastlines evolving
naturally and areas at risk of coastal change, including coastlines with ‘No Active Intervention’
and ‘Managed Realignment’ SMP policies over the next 100 years.
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15.10 The draft policy for Facilitating Relocation from Coastal Change Management Areas sets out the
council’s approach to making provision for existing development and infrastructure that needs
to be relocated away from Coastal Change Management Areas.

The evidence used

15.11 As outlined in the National Planning Practice Guidance, 2014 (paragraph 72) a Coastal Change
Management Area (CCMA) should be defined where rates of shoreline change are significant
over the next 100 years, taking account of climate change; CCMAs do not need to be defined
where the accepted Shoreline Management Plan policy is to ‘Hold the Line’ or ‘Advance the Line’
(i.e. maintain existing defences or build new defences) for the whole period covered by the plan,
subject to consideration of how that may be secured. An exception to this may be where there
are localised concerns over the viability of a defence and a pragmatic approach is taken to ensure
future risk is minimised.

15.12 According to the Coastal Change Adaptation Planning Guidance (2015, East Riding of Yorkshire
Council & Halcrow Group Ltd), Local Planning Authorities should demonstrate that they have
considered Shoreline Management Plans, which provide a large-scale assessment of the risks
associated with coastal processes, which can provide the primary source of evidence in defining
the Coastal Change Management Area and inform land allocation within it; Another key source
of information to help inform decisions on the appropriate area for the CCMA are other strategic
coastal risk management policy documents produced and adopted since the SMP, which can
equally be used at this stage and provide the latest information on both future risk and realistic
management approaches for each section of shoreline.

15.13 The Isle of Wight Shoreline Management Plan (adopted 2011) covers the coast around the Island
and identifies shoreline management approaches and Policies over the next 100 years and
provides a strategic approach to the management of the coast. The SMP is supported by more
detailed Coastal Strategies and Studies (including the West Wight Coastal Flood and Erosion
Risk Management Strategy for the coast from East Cowes to Freshwater, adopted in 2017) and
emerging coastal studies which providing the most up-to-date information on how future coastal
risks can be managed, including priority future schemes, areas where contributions are required
to construct new defences, and also areas where adaptation to increasing risks will be required.
These documents identify sections of the Island’s shoreline likely to be affected by coastal
change.

15.14 The most recently adopted coastal policy document on the Isle of Wight is theWest Wight Coastal
Flood and Erosion Risk Management Strategy (adopted in 2017). The methodology established
in this most-recently adopted document has therefore been used to define the extent of the CCMA
around the Isle of Wight coast, identifying the area anticipated to be affected by coastal change
over the next 100 years. The CCMA is defined based on the policies and principles of the adopted
Isle of Wight Shoreline Management Plan 2011 and adopted West Wight Coastal Flood and
Erosion Risk Management Strategy 2017 and ongoing work into future coastal risks and defence
requirements. The CCMA zone also takes account of where shoreline management policies
change of time, either in the short, medium or long term.

15.15 The CCMA will include the retreating cliff coasts characteristic of the exposed southern coasts
of the Isle of Wight along the English Channel, and also the typically more gently rising coastal
slopes subject to retreat on the more sheltered northern shores of the Island facing the Solent,
as well as areas facing multiple risks from erosion and sea flooding, or landsliding. The proposed
CCMA will therefore cover areas where a risk to any existing features, assets and infrastructure
has been identified, where future development should be managed to ensure it is appropriate,
and to assist these areas to adapt to future changes in the coastline.

15.16 The CCMA has used the latest available information on:

Shoreline management policies in the short, medium and long term (to 2025, 2055 and
2105) from the Isle of Wight Shoreline Management Plan (adopted in 2011), or where
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relevant, more recent work on theWest Wight Coastal Flood and Erosion Risk Management
Strategy (adopted in 2017).
Calculations of future erosion rates in the short, medium and long term, including allowances
for climate change and sea level rise.

15.17 The extent of the CCMA also takes account of:

The residual effect of existing structures until they fail, where relevant.
Recent landslide failures and cliff retreat patterns.
Where shoreline management policies change over time, for example a ‘Hold the Line’
policy in the short term (to 2025) or medium term (to 2055), which then transfers to a ‘No
Active Intervention’ (i.e. do nothing) policy for the remainder of the 100 year period.
Where a ‘Managed Realignment’ Shoreline Management Policy exists which may reduce
but not halt erosion/cliff retreat (for example through use of targeted beach recycling), to
reduce the width of the potential erosion zone.

15.18 The National Planning Practice Guidance (2014, paragraph 72) allows Local Authorities the
discretion to determine how time zones are interpreted in planning terms to define CCMAs. The
CCMA has been mapped to show the area where change is anticipated over the next 100 years.

15.19 The Island Planning Strategy policy defining CCMAs lists certain uses which may be appropriate
for 20, 50 and 100-year risk horizons ‘from the time of development’. The information provided
below lists the future erosion rates used in the identification of the CCMA. Therefore, these
erosion rates can be used in Coastal Erosion Vulnerability Assessments in support of planning
applications within the CCMA, to demonstrate when it is anticipated a development would become
at risk.

15.20 The CCMA is mapped for indicative purposes only. Erosion and cliff retreat occurs in an episodic
manner, and therefore the accuracy of the predicted coastal change extent shown on the Proposals
Map cannot be guaranteed and will vary. The relevant chapters of the Shoreline Management
Plan (2011) or West Wight Coastal Strategy (2017) and the latest local site circumstances should
be referred to in all cases where more detailed information is required to make informed decisions
regarding future coastal risks.

15.21 It is also essential to ensure that any proposals for future land uses within CCMAs are in
accordance with the latest approaches and understanding of risk management set out in the
West Wight Coastal Strategy (2017) and Shoreline Management Plan (2011) and ongoing coastal
risk management work, to ensure sustainable future use of the shoreline and coastal communities.
These documents are available to view online at www.coastalwight.gov.uk .

How the policy contributes to addressing the issues

15.22 The draft policy on ‘Managing Our Coast’ will allow the local planning authority to reduce risk
from coastal change by avoiding inappropriate development in vulnerable areas and not
exacerbating the impacts of physical changes to the coast. They will limit the planned lifetime of
development in Coastal ChangeManagement Areas through temporary permission and restoration
conditions, where this is necessary to reduce a potentially unacceptable level of future risk to
people and the development.

15.23 The role of CCMAs is to avoid inappropriate development, and to allow the vulnerability of
development proposals to be tested to ensure that only appropriate development takes place.
The Local Planning Authority has to be confident that the degree of risk to the site and elsewhere
has been assessed prior to the granting of planning permission within a CCMA.

15.24 Run off of surface water and ground water is a concern in relation to the soft cliffs and slopes
forming the Isle of Wight coast, as this can add to coastal erosion problems. Therefore
development in the CCMAmust demonstrate how water can be discharged without exacerbating
erosion and/or having an adverse effect upon the stability of nearby cliffs. This would typically
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preclude the use of soakaways.

15.25 Development proposals within the Coastal Change Management Area and in other areas close
to the CCMA should consider whether any essential infrastructure which will support the proposed
development is at risk from being lost to erosion or coastal change.

15.26 The draft Island Planning Strategy policy defines certain development types which may be
appropriate for 20, 50 and 100 year risk horizons ‘from the time of development’within the CCMA.
The use of these rolling time bands allows decision-making to remain up to date as the coast
changes, and therefore future erosion rates have been provided for use in support of planning
applications within the CCMA, which can be used to demonstrate when an anticipated a
development would become at risk.

15.27 The majority of properties at risk from coastal change are not anticipated to be at risk until the
longer term. Development plans have a lifetime of 15 years, considering the 100 year timespan
of the CCMA, and the uncertainties in predicting future coastal retreat, future coastal change the
role of the CCMAs will continue to be considered and reviewed at appropriate times.

15.28 The policy for CCMAs will utilise time-limited planning permissions to reduce risk, in accordance
with paragraph 075 of the National Planning Practice Guidance (2014), which responds to the
question of how can planning limit the planned lifetime of development as follows:

'This can be achieved by time-limited planning permissions that can contain conditions relating to
the review of that permission in relation to rates of coastal change and removal of the development
prior to the anticipated impact of the coastal change. The Local Planning authority should be
satisfied that adequate and secure financial arrangements are in place for the removal of time-limited
development'.

15.29 The guidance also issues the following advice regarding permitted development rights in areas
at risk from coastal change (paragraph 77):

'Where extensions and alterations which are permitted development under the Town and Country
Planning (General Permitted Development) (England) (Order) 2015 are likely to result in an increase
in the scale of property and number of occupants at risk from coastal change in the short-term (ie
next 20 years), local planning authorities should consider whether to make use of their powers
under article 4 of the Order to require planning permission to be sought in each case'.

15.30 The Isle of Wight Council notes this advice regarding permitted development rights for extensions
and alterations which could result in an increase in the scale of property and number of occupants
at risk from coastal change in the short term (i.e. next 20 years). The progress of coastal erosion
and vulnerability of properties will remain under review.

15.31 The NPPF requires Councils to ‘make provision for development and infrastructure that needs
to be relocated away from Coastal Change Management Areas. The proposed policy on
‘Facilitating Relocation from Coastal Change Management Areas’ addresses the relocation of
properties due to be lost to coastal erosion in the next 20 years, with the aim of providing
assistance to existing development within the CCMA when it is at risk in the short-term.

15.32 If there are changes in future government funding formulas for coastal and flood defences, this
could affect the affordability of some current ‘Hold the Line’ SMP policy areas, and may raise the
requirement in the future to consider identifying further CCMAs or additional approaches to assist
adaptation.

31High Quality Environment Polices Background Paper Isle of Wight Council

15 Draft Policies HQE13 Managing Our Coast and HQE14 Facilitating
Relocation from Coastal Change Management Areas



The issues faced

16.1 Many of the Isle of Wight’s largest urban areas are situated on its coasts and estuaries, as well
as a range of smaller settlements. This includes significant numbers residential and commercial
properties, which currently benefit from a coastal location but are also vulnerable to increasing
coastal risks. The coastal communities are linked by key infrastructure which is also at risk from
coastal change, including strategic and local roads, ferry transport links and a range of essential
utilities, which typically benefit much wider communities than just those properties directly at risk.

16.2 With many communities, features of interest and marine and tourism industries situated around
the shoreline of the Isle of Wight, future coastal flooding and erosion presents a significant risk.

16.3 The Isle of Wight benefits from a legacy of existing coastal defences around the coastline which
help prevent erosion and reduce flood risks. However, these ageing defences were often built in
times of greater economic prosperity and the futuremaintenance or replacement of these structures
presents a significant problem in these more challenging economic times. National funding to
reduce coastal flood and erosion risks is available to help fund defence works in the areas most
at risk nationally, and has been focussed on reducing risks to residential communities rather than
businesses, or to provide tourism or recreational benefits.

16.4 There is therefore the realisation that future public investment in coastal defences will have to
be rationalised and prioritised in key areas. However it is recognised that there are significant
opportunities to help pay for new coastal defences through a partnership approach, an approach
required by national government. This includes involving developers and the potential beneficiaries
of future schemes to help fund future defences and contribute to broader outcomes for communities
at risk. This kind of approach is key to a sustainable future for coastal settlements at risk of coastal
flooding and coastal change.

16.5 The council's Infrastructure Delivery Plan also recognises that there are a wide range of existing
coastal defences around the Isle of Wight which help prevent erosion and reduce flood risk.
However, many of these aging defences were built in times of greater economic prosperity and
the future maintenance or replacement of these structures provides a significant problem in these
more challenging economic times.

16.6 National 'Grant in Aid' funding is available to help fund defence works in the areas most at risk
nationally. However, the outcomes on which this public 'Grant in Aid' funding is calculated and
administered are heavily focused around protection of residential communities, rather than
businesses, or to provide tourism or recreational benefits. There is therefore a realisation that
future public investment in defences will have to be rationalised and prioritised in key areas.
However, there are significant opportunities to help pay for new coastal defences through a
partnership approach, a new approach to funding required by national government. This includes
working with developers and the potential beneficiaries of future schemes to fund future defences,
and contribute to broader outcomes for communities at risk.

The evidence used

16.7 The Isle ofWight ShorelineManagement Plan (2011) provides a comprehensive strategic-level
assessment of the future coastal risks to the coastal communities of the Isle of Wight, and identified
that ‘Hold the Line’ policies are appropriate and were set along many coastal towns and
settlements on the Isle of Wight. This shoreline management policy is defined as follows:

‘Hold the Line’ –Coastal defences are maintained and upgraded or replaced in their current
position, where funding permits.

16.8 Past coastal defences have been constructed at both public and private expense. Coastal
defences, seawalls and seafront esplanades often also provide access, infrastructure, utility,
tourism and recreation benefits and opportunities, not solely a coastal erosion protection or a
flood defence.
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16.9 In recent years (and since the Isle of Wight Shoreline Management Plan was produced) there
has been a change in the national approach to the way coastal defences get funding. The new
system, referred to as a payment for outcomes approach, encourages the ‘partnership funding’
of schemes and seeks those benefitting from defence schemes to contribute to their cost.

16.10 The Isle ofWight Council’s adoptedWestWight Coastal Flood and ErosionRisksManagement
Strategy (2017) highlights the importance of addressing the challenge of addressing increasing
coastal risks through the planning process. It states: ‘In the larger urban areas including West
Cowes, East Cowes, Newport and Yarmouth, redevelopment and regeneration will need to play
an integral role in delivering sustainable longer term flood risk management and ensure the
continued prosperity of these areas. Through the Isle of Wight Council planning policy, future
development should implement raised ground levels or provide new defences to protect the
development area from future flooding or erosion. In the future, incorporating these new defences
into wider defence schemes it will help reduce the current funding gap between what is needed,
and what can currently be afforded ensure broader outcomes are delivered'.

16.11 The ‘Hold the Line’ shoreline management policy areas (as established in the current Shoreline
Management Plan and updated in the West Wight Coastal Strategy) are used to identify the
lengths of coastline along which this policy will apply.

16.12 The West Wight Coastal Strategy (2017) and Shoreline Management Plan (2011) outline the
process through which a range of alternative shoreline management approaches and options
were evaluated and preferred policies identified, prior to the ‘Hold the Line’ policies being set.
The draft preferred approaches then went through 3-month periods of consultation prior to
finalisation, adoption by the local authority, and national approval.

16.13 In the draft Island Planning Strategy the policy on ‘Managing Flood Risk in New Development’
outlines approaches for managing flood risk. This policy on ‘Improving Resilience to Coastal
Flooding and Coastal Risks’ supplements that policy by highlighting that development and
redevelopment will play an integral role in delivering sustainable longer term flood and coastal
risk management to ensure the continued prosperity of the coastal towns and villages on the
Island, including through providing new coastal defences or land-raising along shorelines with a
‘Hold the Line’ policy in the SMP and Coastal Strategy.

16.14 A settlement-specific level of detail is not currently considered necessary at planning policy level
due to the extensive length of the Isle of Wight coast (approximately 168km of coastline, including
estuaries) and the widespread lengths of developed areas with ‘Hold the Line’ policies along this
varied coastline, therefore this policy will be applied equally in all areas of the Isle of Wight coast,
as reference can be made to the appropriate latest supporting coastal management policy
documents for a settlement specific (and individual unit) level of detail (available online via
www.iow.gov.uk/council/OtherServices/Coastal-Management-including-Coast-Protection).

How the policy contributes to addressing the issues

16.15 Areas within coastal settlements such as Cowes, East Cowes and Yarmouth and at Newport
harbour are low-lying at risk of tidal flooding, which will increase in extent, depth and frequency
over time. In these locations a large-scale built solution to provide a higher standard of protection
is not currently affordable, along these highly intricate coastlines with multiple ownership and
individual waterfront access. Therefore in the short and medium term (up to 20 and 40 years, in
coastal management terms) reduction of risks to those most at risk is proposed through use of
Temporary Flood Barriers and provision of Property Level Protection measures to residential
properties.

16.16 Over this time, future development along the waterfront or in the risk area should play a key role
in actively implementing raised ground levels and/or providing new coastal defences on site, to
protect the development area from future flooding or erosion and to avoid placing further people
at risk.
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16.17 This policy is designed to facilitate this change, to ensure incremental improvements can be
gained over time, as well as risks be reduced in the interim. In the future (in the longer-term, from
40 to 100 years), incorporating these new defences into wider defence schemes, by potentially
connecting them together, will help reduce the current funding gap between what is needed, and
what can currently be afforded, to seek a sustainable future for these towns, and support the
communities at risk. This approach was set out in the adopted West Wight Coastal Flood and
Erosion Risk Management Strategy (2017).

16.18 There are similar challenges along the other developed coastlines of the Isle of Wight with ‘Hold
the Line’ policies, as set out in the Shoreline Management Plan and latest coastal policy
documents, facing risks of coastal flooding, erosion and landsliding, where development and
redevelopment opportunities can contribute to reducing future risks.

16.19 Developments in areas with a ‘Hold the Line’ policy in the SMP (or seeking to benefit from existing
coastal defences) should provide appropriate coastal defences to a height suitable to reduce
risks for the lifetime of the development and contribute to implementing the future shoreline
management policy and defences required to sustain the Isle of Wight’s coastal communities,
economy and infrastructure.
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The issues faced

17.1 The town of Ventnor is located on the south coast of the Island on the south-facing terraces of
a complex of ancient landslides, known as the Ventnor Undercliff. It is the largest coastal landslide
complex in the United Kingdom and the largest urban landslide complex in north-western Europe.
The unusual landscape of the Undercliff, with its relatively warm micro-climate, lush vegetation
and sea views provides a considerable attraction for residents and visitors, and supports important
habitats for plants and animals. In addition to Ventnor itself, there are important villages located
within the Undercliff, including Bonchurch, St Lawrence, Niton and Blackgang.

17.2 The Ventnor Undercliff is recognised as the most significant ground instability problem in Great
Britain. The landslide is deep-seated and generally slow moving, which has allowed the historical
development of the area, particularly since the mid-19th century. However, the impact of coastal
landsliding and the long term effect of ground movement on the urban environment can be
considerable. There is ongoing damage to the urban infrastructure including roads, retaining
walls, underground services and buildings. Over the years a number of properties have had to
be demolished due to the impacts of ground movement, whilst others have sustained significant
damage. Despite this, some locations within the Undercliff remain quite stable with ancient
structures including churches dating from the 11th century and earlier, as well as stone farmhouses
and substantial Victorian buildings, which have remained relatively unaffected. Patterns of ground
movement vary throughout the Undercliff.

17.3 The landsliding risks affecting the area are unique in scale in England but share similar issues
with other significant communities affected by landsliding such as Lyme Regis in Dorset and
Scarborough in North Yorkshire.

17.4 In recent decades, landslide management activities have sought to reduce the impact of ground
movement on the community, including through improving knowledge of the area and patterns
of risks, developing planning and building controls, implementing coastal engineering measures,
undertaking ground movement monitoring and providing education and information.

17.5 The landslide complex is sensitive to future climate change (i.e. sea-level rise that promotes
increased toe erosion and increased winter rainfall promoting higher pore water pressures within
the landslides). The implications of climate change predictions for the Undercliff are both spatial
and temporal. There are concerns that hitherto marginally stable areas of the Undercliff may
become unstable due to reactivation of ground movement and the occurrence of new landslides,
and also in areas previously affected by ground movement or landslides, the frequency and rate
of ground movement and landsliding is expected to increase. The main consequence of predicted
climate change on the stability of the Undercliff is likely to be an increased risk of damage to
assets due to ground movement, particularly in built up areas, such as Ventnor. Currently, risks
are reduced by the presence of coastal defences along the steepest and most developed parts
of the town. The future risks in the area are discussed in the Isle ofWight ShorelineManagement
Plan (2011, Chapter 4.5) and further work is currently underway exploring how future risks can
be managed. Further key sources of information on ground movement are discussed below.

17.6 Elsewhere on the Isle of Wight, the north-facing coastal slopes extending under the towns of
Cowes and Gurnard (which form a prominent headland separating the Medina Estuary from the
western Solent) are affected by significant slope stability and landslide problems.

17.7 Behind the long seafront esplanade the coastal slopes underlying the residential area from Cowes
to Gurnard Bay are at risk from underlying landslide phenomena with potential for reactivation
by coastal erosion, exacerbated by water in the ground. The coastal slopes have, historically,
been extensively developed for residential, leisure and retail purposes. Initially, development was
focussed at Cowes on themore accessible gently sloping ground. As the demand and opportunities
for development sites increased, development spread further west towards Gurnard. The spread
of development has, in places, occurred on steeper ground of marginal stability. The increase in
winter rainfall (effective precipitation) that is likely to result from future climate change could have
significant implications as it would raise groundwater levels, potentially causing more widespread
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reactivation of the coastal slope along this frontage.

17.8 Currently, risks are reduced by the presence of coastal defences preventing erosion at the toe
of the slope. TheWest Wight Coastal Flood and Erosion Risk Management Strategy (2017,
Chapters 9 and 11) provides further information about the future of these defences and future
risks in the area. A further key source of information on the groundmovement is discussed below.

17.9 Sustainable development within these risk areas requires wise decision-making taking full account
of ground conditions. This can be achieved most effectively by means of a coordinated approach
to instability management, minimising risks by:

identifying and understanding the nature and extent of instability;
guiding development towards suitable locations;
ensuring that existing and future developments are not exposes to unacceptable risks;
ensuring that development does not increase the risk for the rest of the community.

The evidence used

17.10 Technical reports and 1:2,500 scale maps of Geomorphology, Ground Behaviour and Planning
Guidance exist for the areas identified in this policy. Within these maps, areas are identified
which are likely to be physically capable of development along with areas which are wither subject
to significant constraints or are likely to be unsuitable.

17.11 Ventnor Undercliff (approx.12km from Bonchurch to Blackgang): Technical reports and mapping
systematically extending from central Ventnor out along the Ventnor Undercliff Landslide complex
has been produced over a number of years for the Isle of Wight Council, including reports in
1991, 1995 and 2007.

17.12 Cowes-Gurnard (approx. 2.5km coastal slopes). The Cowes to Gurnard Coastal Slope Stability
Study Ground Behaviour Assessment was produced in 2000 for the Isle of Wight Council.

17.13 These maps and reports are an invaluable source of knowledge in these complex risk areas.
Please note, the information should be viewed alongside obtaining suitable expertise on the latest
ground movements in the area. This information and contacts can be sought at
www.coastalwight.gov.uk/advicetohomeowners.htm.

17.14 The extent of these detailed existing ground stability and planning guidance maps are the basis
on which the limits of this policy area has been defined.

17.15 The cause of ground movement problems can be linked to a combination of high groundwater
levels and erosion by the sea. Measures which control these factors reduce the likelihood of
future movements; they will not, however eliminate all future risk. Although little can be done to
prevent some rainfall seeping into the ground, artificial surcharge of water levels through poorly
designed or connected drainage systems or leaking pipes can be controlled. Soakaway drains
are not suited to the ground conditions in these areas because of the need to control water
entering the ground.

17.16 The technical reports outlined above highlight the importance of controlling water in the ground,
and advice leaflets have also been issued to homeowners in the past (now available online),
encouraging everyone in the areas to contribute to minimising future risks.

17.17 This policy formalises and clarifies a process which has been in place for a number of years for
development applications in these known areas of potential unstable ground, through planning
and building control measures, which ensures the location is suitable for development, and also
that the development is suitable for the location. This policy is intended to ensure this, and that
development is guided to the most appropriate locations, it avoids unsuitable locations, it takes
full account of the individual local circumstances of each plot (including variable patterns of
terraces and slopes and any patterns of movement), it does not have an adverse effect on ground
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stability upslope, downslope or elsewhere, it takes account of the ground conditions in its design
and construction, and, importantly, it controls water to avoid adding water into the ground. Advice
to homeowners in these areas of unstable ground is available, including recommending practical
measures to control water, manage slopes and retaining walls and how to manage vegetation
on slopes to improve slope stability.

17.18 This policy approach is based on the knowledge obtained in a series of past ground stability
reports and maps which have been developed and published over a number of years in these
risk areas, as outlined above.

How the policy contributes to addressing the issues

17.19 The policy will ensure that development is compatible with ground conditions and is not
encouraged where the likelihood of movement is high. New property within the areas of potential
ground movement must be capable of withstanding movement and not lead to a worsening of
slope stability at the site or on adjoining land.

17.20 The main aims of considering potential landslide problems during the planning process are:

to minimise the risks and effects of landsliding on adjoining property, services, structures
and the public;
to help ensure that various types of development should not be placed in unstable locations,
without appropriate precautions;
to enable unstable land to be appropriately used;
to assist in safeguarding public and private investment by a proper appreciation of site
conditions and the necessary precautionary measures.

17.21 The intention is not to prevent development (although in some cases this may be the best
response) but to ensure that development is suitable and to minimise undesirable consequences
such as property damage or degradation of the physical environment. However, the responsibility
for determining whether land is physically suitable for a proposed development and the appropriate
technical measures to protect that development lies with the developer and or the landowners.

17.22 Applications for development will generally need to be accompanied by a ground stability report
prepared by a competent person. The detail required within the report will vary depending upon
many factors, including type/ scale of development and location of the development within a
geotechnical context.

17.23 Development of areas known to suffer from instability will not normally be permitted, unless the
local planning authority can be satisfied that the site can be developed and used safely and not
add to the instability of the site or adjoining land.

17.24 The authority will determine whether a proposed development should proceed, taking into account
all material considerations, of which instability is only one. The authority may insist on particular
conditions being met before planning permission is granted.
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