
 
APPENDIX 1: EXTRACTS FROM THE NATIONAL PLANNING POLICY 
FRAMEWORK (NPPF) 2021 

 
At the time of the decision the relevant version of the NPPF (or Framework) was the 
original version, published in March 2012.  Since the determination of the application a 
revised NPPF has been published on 20 July 2021.  All references to paragraphs of the 
NPPF are to the 2021 version, except in the quoted reasons for refusal, unless otherwise 
specified.  The most relevant sections and paragraphs are as follows: 

 
1. Introduction 

 

Paragraph Wording 

2 Planning law requires that applications for planning permission be 
determined in accordance with the development plan, unless material 
considerations indicate otherwise. The National Planning Policy 
Framework must be taken into account in preparing the development 
plan, and is a material consideration in planning decisions. Planning 
policies and decisions must also reflect relevant international 
obligations and statutory requirements.  

4 The Framework should be read in conjunction with the Government’s 
planning policy for traveller sites, and its planning policy for waste. 
When preparing plans or making decisions on applications for these 
types of development, regard should also be had to the policies in this 
Framework, where relevant.  

 
2. Achieving sustainable development 

 

7 The purpose of the planning system is to contribute to the 
achievement of sustainable development. 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 needs4. At a similarly high level, 
members of the United Nations – including the United Kingdom – 
have agreed to pursue the 17 Global Goals for Sustainable 
Development in the period to 2030. These address social progress, 
economic well-being and environmental protection5.  

8 Achieving sustainable development means that the planning system 
has three overarching objectives, which are interdependent and need 
to be pursued in mutually supportive ways (so that opportunities can 
be taken to secure net gains across each of the different objectives):  
 
a) an economic objective – to help build a strong, responsive and 
competitive economy, by ensuring that sufficient land of the right 
types is available in the right places and at the right time to support 
growth, innovation and improved productivity; and by identifying and 
coordinating the provision of infrastructure;  
 
b) a social objective – to support strong, vibrant and healthy 
communities, by ensuring that a sufficient number and range of 
homes can be provided to meet the needs of present and future 
generations; and by fostering well-designed, beautiful and safe 
places, with accessible services and open spaces that reflect current 



and future needs and support communities’ health, social and cultural 
well-being; and  
 
c) an environmental objective – to protect and enhance our natural, 
built and historic environment; including making effective use of land, 
improving biodiversity, using natural resources prudently, minimising 
waste and pollution, and mitigating and adapting to climate change, 
including moving to a low carbon economy.  

9 These objectives should be delivered through the preparation and 
implementation of plans and the application of the policies in this 
Framework; they are not criteria against which every decision can or 
should be judged. Planning policies and decisions should play an 
active role in guiding development towards sustainable solutions, but 
in doing so should take local circumstances into account, to reflect the 
character, needs and opportunities of each area.  

10 So that sustainable development is pursued in a positive way, at the 
heart of the Framework is a presumption in favour of sustainable 
development (paragraph 11).  

11 The Presumption in favour of development 
Plans and decisions should apply a presumption in favour of 
sustainable development.  
 
For plan-making this means that:  
a) all plans should promote a sustainable pattern of development that 
seeks to: meet the development needs of their area; align growth and 
infrastructure; improve the environment; mitigate climate change 
(including by making effective use of land in urban areas) and adapt to 
its effects;  
b) strategic policies should, as a minimum, provide for objectively 
assessed needs for housing and other uses, as well as any needs that 
cannot be met within neighbouring areas6, unless:  
i. the application of policies in this Framework that protect areas or 
assets of particular importance provides a strong reason for restricting 
the overall scale, type or distribution of development in the plan area7; 
or  
ii. any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the 
policies in this Framework taken as a whole.  
 
For decision-taking this means:  
c) approving development proposals that accord with an up-to-date 
development plan without delay; or  
d) where there are no relevant development plan policies, or the 
policies which are most important for determining the application are 
out-of-date8, granting permission unless:  
i. the application of policies in this Framework that protect areas or 
assets of particular importance provides a clear reason for refusing the 
development proposed7; or  
ii. any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the 
policies in this Framework taken as a whole.  

12 The presumption in favour of sustainable development does not 
change the statutory status of the development plan as the starting 
point for decision-making. Where a planning application conflicts with 



an up-to-date development plan (including any neighbourhood plans 
that form part of the development plan), permission should not usually 
be granted. Local planning authorities may take decisions that depart 
from an up-to-date development plan, but only if material 
considerations in a particular case indicate that the plan should not be 
followed.  

 
3. Plan Making 

 
 

20 Strategic policies  
 
Strategic policies should set out an overall strategy for the pattern, 
scale and design quality of places, and make sufficient provision13 
for:  
a) housing (including affordable housing), employment, retail, leisure 
and other commercial development;  
b) infrastructure for transport, telecommunications, security, waste 
management, water supply, wastewater, flood risk and coastal 
change management, and the provision of minerals and energy 
(including heat);  
c) community facilities (such as health, education and cultural 
infrastructure); and  
d) conservation and enhancement of the natural, built and historic 
environment, including landscapes and green infrastructure, and 
planning measures to address climate change mitigation and 
adaptation.  

32 Preparing and Reviewing Plans 
 
Local plans and spatial development strategies should be informed 
throughout their preparation by a sustainability appraisal that meets 
the relevant legal requirements19. This should demonstrate how the 
plan has addressed relevant economic, social and environmental 
objectives (including opportunities for net gains). Significant adverse 
impacts on these objectives should be avoided and, wherever 
possible, alternative options which reduce or eliminate such impacts 
should be pursued. Where significant adverse impacts are 
unavoidable, suitable mitigation measures should be proposed (or, 
where this is not possible, compensatory measures should be 
considered).  

 
 
 
 
 

4. Decision-making 
 

38 Local planning authorities should approach decisions on proposed 
development in a positive and creative way. They should use the full 
range of planning tools available, including brownfield registers and 
permission in principle, and work proactively with applicants to secure 
developments that will improve the economic, social and 
environmental conditions of the area. Decision-makers at every level 



should seek to approve applications for sustainable development 
where possible.  

47 Determining planning applications 
Planning law requires that applications for planning permission be 
determined in accordance with the development plan, unless material 
considerations indicate otherwise. Decisions on applications should 
be made as quickly as possible, and within statutory timescales 
unless a longer period has been agreed by the applicant in writing.  

48 Local planning authorities may give weight to relevant policies in 
emerging plans according to:  
a) the stage of preparation of the emerging plan (the more advanced 
its preparation, the greater the weight that may be given);  
b) the extent to which there are unresolved objections to relevant 
policies (the less significant the unresolved objections, the greater the 
weight that may be given); and  
c) the degree of consistency of the relevant policies in the emerging 
plan to this Framework (the closer the policies in the emerging plan to 
the policies in the Framework, the greater the weight that may be 
given) 

55 Local planning authorities should consider whether otherwise 
unacceptable development could be made acceptable through the 
use of conditions or planning obligations. Planning obligations should 
only be used where it is not possible to address unacceptable impacts 
through a planning condition.  

59 Enforcement 
Effective enforcement is important to maintain public confidence in 
the planning system. Enforcement action is discretionary, and local 
planning authorities should act proportionately in responding to 
suspected breaches of planning control. They should consider 
publishing a local enforcement plan to manage enforcement 
proactively, in a way that is appropriate to their area. This should set 
out how they will monitor the implementation of planning permissions, 
investigate alleged cases of unauthorised development and take 
action where appropriate.  

 
5. Delivering a sufficient supply of homes 

 

60 To support the Government’s objective of significantly boosting the 
supply of homes, it is important that a sufficient amount and variety of 
land can come forward where it is needed, that the needs of groups 
with specific housing requirements are addressed and that land with 
permission is developed without unnecessary delay.  

61 To determine the minimum number of homes needed, strategic 
policies should be informed by a local housing need assessment, 
conducted using the standard method in national planning guidance – 
unless exceptional circumstances justify an alternative approach 
which also reflects current and future demographic trends and market 
signals. In addition to the local housing need figure, any needs that 
cannot be met within neighbouring areas should also be taken into 
account in establishing the amount of housing to be planned for.  

62 Within this context, the size, type and tenure of housing needed for 
different groups in the community should be assessed and reflected 
in planning policies (including, but not limited to, those who require 
affordable housing, families with children, older people, students, 



people with disabilities, service families, travellers1, people who rent 
their homes and people wishing to commission or build their own 
homes2).  

78 To maintain the supply of housing, local planning authorities should 
monitor progress in building out sites which have permission. Where 
the Housing Delivery Test indicates that delivery has fallen below 
95% of the local planning authority’s housing requirement over the 
previous three years, the authority should prepare an action plan in 
line with national planning guidance, to assess the causes of under-
delivery and identify actions to increase delivery in future years.  

80 Planning policies and decisions should avoid the development of 
isolated homes in the countryside unless one or more of the following 
circumstances apply:  
a) there is an essential need for a rural worker, including those taking 
majority control of a farm business, to live permanently at or near their 
place of work in the countryside;  
b) the development would represent the optimal viable use of a 
heritage asset or would be appropriate enabling development to 
secure the future of heritage assets;  
c) the development would re-use redundant or disused buildings and 
enhance its immediate setting;  
d) the development would involve the subdivision of an existing 
residential building; or  
e) the design is of exceptional quality, in that it:  
- is truly outstanding, reflecting the highest standards in architecture, 
and would help to raise standards of design more generally in rural 
areas; and  
- would significantly enhance its immediate setting, and be sensitive 
to the defining characteristics of the local area.  

 
6. Building a strong, competitive economy 

 

84 Supporting a prosperous rural economy  
Planning policies and decisions should enable:  
a) the sustainable growth and expansion of all types of business in 
rural areas, both through conversion of existing buildings and well-
designed new buildings;  
b) the development and diversification of agricultural and other land-
based rural businesses;  
 
c) sustainable rural tourism and leisure developments which respect 
the character of the countryside; and  
d) the retention and development of accessible local services and 
community facilities, such as local shops, meeting places, sports 
venues, open space, cultural buildings, public houses and places of 
worship.  

85 Planning policies and decisions should recognise that sites to meet 
local business and community needs in rural areas may have to be 

 
1 Planning Policy for Traveller Sites sets out how travellers’ housing needs should be assessed for those covered by the 
definition in Annex 1 of that document.  
 
2 Under section 1 of the Self Build and Custom Housebuilding Act 2015, local authorities are required to keep a register of 
those seeking to acquire serviced plots in the area for their own self-build and custom house building. They are also subject to 
duties under sections 2 and 2A of the Act to have regard to this and to give enough suitable development permissions to meet 
the identified demand. Self and custom-build properties could provide market or affordable housing.   



found adjacent to or beyond existing settlements, and in locations that 
are not well served by public transport. In these circumstances it will 
be important to ensure that development is sensitive to its 
surroundings, does not have an unacceptable impact on local roads 
and exploits any opportunities to make a location more sustainable 
(for example by improving the scope for access on foot, by cycling or 
by public transport). The use of previously developed land, and sites 
that are physically well-related to existing settlements, should be 
encouraged where suitable opportunities exist. 

 
 

8. Promoting healthy and safe communities 
 

92 b) Planning policies and decisions should aim to achieve healthy, 
inclusive and safe places which:  
b) are safe and accessible, so that crime and disorder, and the fear of 
crime, do not undermine the quality of life or community cohesion – 
for example through the use of attractive, well-designed, clear and 
legible pedestrian and cycle routes, and high quality public space, 
which encourage the active and continual use of public areas;  
 

 
9. Promoting sustainable transport 
 

110 Considering development proposals  
 
In assessing sites that may be allocated for development in plans, or 
specific applications for development, it should be ensured that:  
 
a) appropriate opportunities to promote sustainable transport modes 
can be – or have been – taken up, given the type of development and 
its location;  
b) safe and suitable access to the site can be achieved for all users;  
c) the design of streets, parking areas, other transport elements and 
the content of associated standards reflects current national 
guidance, including the National Design Guide and the National 
Model Design Code 46; and  
 
d) any significant impacts from the development on the transport 
network (in terms of capacity and congestion), or on highway safety, 
can be cost effectively mitigated to an acceptable degree. 

112 Within this context, applications for development should:  
 
a) give priority first to pedestrian and cycle movements, both within 
the scheme and with neighbouring areas; and second – so far as 
possible – to facilitating access to high quality public transport, with 
layouts that maximise the catchment area for bus or other public 
transport services, and appropriate facilities that encourage public 
transport use;  
b) address the needs of people with disabilities and reduced mobility 
in relation to all modes of transport;  
c) create places that are safe, secure and attractive – which minimise 
the scope for conflicts between pedestrians, cyclists and vehicles, 



avoid unnecessary street clutter, and respond to local character and 
design standards;  
d) allow for the efficient delivery of goods, and access by service and 
emergency vehicles; and  
e) be designed to enable charging of plug-in and other ultra-low 
emission vehicles in safe, accessible and convenient locations.   

 
 

12. Achieving well-designed places 
 

126 The creation of high quality, beautiful and sustainable buildings and 
places is fundamental to what the planning and development process 
should achieve. Good design is a key aspect of sustainable 
development, creates better places in which to live and work and 
helps make development acceptable to communities. Being clear 
about design expectations, and how these will be tested, is essential 
for achieving this. So too is effective engagement between applicants, 
communities, local planning authorities and other interests throughout 
the process.  

130 Planning policies and decisions should ensure that developments  
 
a) will function well and add to the overall quality of the area, not just 
for the short term but over the lifetime of the development;  
 
b) are visually attractive as a result of good architecture, layout and 
appropriate and effective landscaping;  
 
c) are sympathetic to local character and history, including the 
surrounding built environment and landscape setting, while not 
preventing or discouraging appropriate innovation or change (such as 
increased densities);  
 
d) establish or maintain a strong sense of place, using the 
arrangement of streets, spaces, building types and materials to create 
attractive, welcoming and distinctive places to live, work and visit;  
 
e) optimise the potential of the site to accommodate and sustain an 
appropriate amount and mix of development (including green and 
other public space) and support local facilities and transport networks; 
and  
 
f) create places that are safe, inclusive and accessible and which 
promote health and well-being, with a high standard of amenity for 
existing and future users49; and where crime and disorder, and the 
fear of crime, do not undermine the quality of life or community 
cohesion and resilience.  

 
15. Conserving and enhancing the natural environment 

 

174 Planning policies and decisions should contribute to and enhance the 
natural and local environment by:  
 



a) protecting and enhancing valued landscapes, sites of biodiversity 
or geological value and soils (in a manner commensurate with their 
statutory status or identified quality in the development plan);  
b) recognising the intrinsic character and beauty of the countryside, 
and the wider benefits from natural capital and ecosystem services – 
including the economic and other benefits of the best and most 
versatile agricultural land, and of trees and woodland;  
c) maintaining the character of the undeveloped coast, while 
improving public access to it where appropriate;  
d) minimising impacts on and providing net gains for biodiversity, 
including by establishing coherent ecological networks that are more 
resilient to current and future pressures;  
e) preventing new and existing development from contributing to, 
being put at unacceptable risk from, or being adversely affected by, 
unacceptable levels of soil, air, water or noise pollution or land 
instability. Development should, wherever possible, help to improve 
local environmental conditions such as air and water quality, taking 
into account relevant information such as river basin management 
plans; and  
f) remediating and mitigating despoiled, degraded, derelict, 
contaminated and unstable land, where appropriate.  

179 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 
biodiversity613; wildlife corridors and stepping stones that connect 
them; and areas identified by national and local partnerships for 
habitat management, enhancement, restoration or creation624; 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.  

180 Habitats and biodiversity 
When determining planning applications, local planning authorities 
should apply the following principles:  
a) if significant harm to biodiversity resulting from a development 
cannot be avoided (through locating on an alternative site with less 
harmful impacts), adequately mitigated, or, as a last resort, 
compensated for, then planning permission should be refused;  
b) development on land within or outside a Site of Special Scientific 
Interest, and which is likely to have an adverse effect on it (either 
individually or in combination with other developments), should not 
normally be permitted. The only exception is where the benefits of the 
development in the location proposed clearly outweigh both its likely 
impact on the features of the site that make it of special scientific 
interest, and any broader impacts on the national network of Sites of 
Special Scientific Interest;  
c) development resulting in the loss or deterioration of irreplaceable 
habitats (such as ancient woodland and ancient or veteran trees) 

 
3 Circular 06/2005 provides further guidance in respect of statutory obligations for biodiversity and geological conservation and 

their impact within the planning system.  
 
4 Where areas that are part of the Nature Recovery Network are identified in plans, it may be appropriate to specify the types of 

development that may be suitable within them   



should be refused, unless there are wholly exceptional reasons63 and 
a suitable compensation strategy exists; and  
d) development whose primary objective is to conserve or enhance 
biodiversity should be supported; while opportunities to improve 
biodiversity in and around developments should be integrated as part 
of their design, especially where this can secure measurable net 
gains for biodiversity or enhance public access to nature where this is 
appropriate.  

181 The following should be given the same protection as habitats sites:  
a) potential Special Protection Areas and possible Special Areas of 

Conservation;  
b) listed or proposed Ramsar sites64; and  
c) sites identified, or required, as compensatory measures for adverse 

effects on habitats sites, potential Special Protection Areas, 
possible Special Areas of Conservation, and listed or proposed 
Ramsar sites.  

182 The presumption in favour of sustainable development does not apply 
where the plan or project is likely to have a significant effect on a 
habitats site (either alone or in combination with other plans or 
projects), unless an appropriate assessment has concluded that 
the plan or project will not adversely affect the integrity of the 
habitats site. 

 
5.1 Paragraph 62 should be read in conjunction with the Planning Policy for Traveller 

Sites (PPTS) 2015. 
 

Annex 1: Implementation  
 
5.2 Paragraph 218 notes that policies in the Framework are material considerations which 

should be taken into account in dealing with applications from the day of its publication. 
However, paragraph 219 clarifies that this does not mean that existing policies should 
automatically be considered out of date simply because they were adopted prior to the 
publication of the Framework. Importantly, it points out that: 

 
“Due weight should be given to them, according to their degree of consistency with this 
Framework (the closer the policies in the plan to the policies in the Framework, the 
greater the weight that may be given)” 

 
5.3 As noted above, paragraph 220 provides that the NPPF 2012 will apply for the purpose 

of examining plans that were submitted for examination on or before 24 January 2019 
(as was the case for the Submitted Eastleigh Local Plan 2016-2036). 

 
5.4 Additional paragraphs of the NPPF are also relevant to the determination of the appeal 

and the imposition of any conditions should the appeal be allowed. They include 
paragraph 34 (developer contributions) and paragraphs 180-185 (biodiversity). 

 
 


