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Dear Consultee

SCOTTISH PLANNING POLICY (SPP) PLANNING FOR RURAL DEVELOPMENT
PUBLIC CONSULTATION

I enclose a consultative draft Scottish Planning Policy (SPP) Planning for Rural Development and
invite your comments on this document.

As part of the Land Reform Action Plan, which was published in August 1999, there was a
Ministerial commitment to review the effectiveness of National Planning Policy Guideline
(NPPG) 15 Rural Development.  Following evaluation of research into NPPG 15 (which was
published on 17 June 2003) it was concluded that it should be revised.  This draft Scottish Planning
Policy draws on the research and has been prepared in consultation with a core group of business,
environmental, farming and planning authority interests and a wider sounding group of rural
stakeholders.  Further research on different planning regimes (typologies), as referred to in the draft,
is currently underway as is the preparation of a Planning Advice Note which will provide examples
of best practice on planning and rural diversification.  This SPP will replace NPPG 15.

Responding to this consultation paper

We are inviting written responses to the draft SPP Planning for Rural Development by Wednesday
21 April 2004.  Please send your response to:

planningforruraldevelopment@scotland.gsi.gov.uk
or

Ms Kerryn Hurley
Scottish Executive Development Department
Planning Division 1-2
Area 2-H (B)
Victoria Quay
Leith
Edinburgh
EH6 6QQ



We would be grateful if you could clearly indicate in your response the sections or paragraphs to
which you are responding.  Any further comments may also be included.  This will aid our analysis
of the responses received.

I also enclose a note about the Executive’s consultation processes which includes a Respondee
Information Form.  This form allows you to indicate how you wish your consultation response to be
handled.  Please return your completed form along with your response to the consultation.  All
responses will be acknowledged.

Access to consultation responses

We will make all responses available to the public in the Scottish Executive Library 21 days after the
closing date of the consultation unless confidentiality is requested.  In addition, we will later publish
an analysis of responses on the Scottish Executive website.  While numerical totals may include
confidential responses, the name or content of the response will not be published.  All responses not
marked confidential will be checked for any potentially defamatory material before being logged in
the library or placed on the website.

SEConsult

A new email alert system for SE consultations (SEconsult) was launched in December 2003.  This
system will allow stakeholder individuals and organisations to register and receive a weekly email
containing details of all new Scottish Executive consultations (including web links).  SEconsult will
complement, but in no way replace the Scottish Executive’s distribution lists, and is designed to
allow stakeholders to ‘keep an eye’ on all Scottish Executive consultation activity, and therefore be
alerted at the earliest opportunity to those of most interest.  We encourage you to register as soon as
possible.

Further copies of this draft SPP can be obtained by telephoning 0131 244 7066.  It can also be found
on the Scottish Executive website at:  www.scotland.gov.uk/planning.  Freephone 0800 771234 to
find out where your nearest public Internet access point is, if you prefer to submit your response by
e-mail.  A list of those who we are consulting/informing can be found at the back of the draft SPP.  If
you are aware of any other organisations who should be consulted please contact Kerryn Hurley on
0131 244 7064.

Yours faithfully

IAN R DUNCAN
Assistant Chief Planner



RESPONDEE INFORMATION FORM

Please complete the details below and attach it with your response.  This will help ensure we handle
your response appropriately:

Name:

Postal Address:

Title of consultation: Draft Scottish Planning Policy Planning for Rural Development

1. Are you responding as:

an individual  (go to 2a/b)
on behalf of a group or organisation  (go to 2c)

2a. INDIVIDUALS:
Do you agree to your response being made available to the public (in SE library and/or on SE
website)?

Yes (go to 2b below)
No, not at all

2b. Where confidentiality is not requested, we will make your response available to the public on
the following basis (Please tick one of the following boxes)

Yes, make my response, name and address all available
Yes, make my response available, but not my name or address
Yes, make my response and name available, but not my address

2c. ON BEHALF OF GROUPS OR ORGANISATIONS:
Your name and address as respondees will be made available to the public (in the SE library
and/or on SE website).  Are you content for your response to be made available also?

Yes
No

3. We will share your response internally with other SE policy teams who may be addressing the
issues you discuss.  They may wish to contact you again in the future, but we require your
permission to do so.  Are you content for the Scottish Executive to contact you again in the
future for consultation or research purposes?

Yes
No

Signed:

Organisation:

Date:



The Scottish Executive Consultation Process

Consultation is an essential and important aspect of Scottish Executive working methods.  Given the
wide-ranging areas of work of the Scottish Executive, there are many varied types of consultation.
However, in general Scottish Executive consultation exercises aim to provide opportunities for all
those who wish to express their opinions on a proposed area of work to do so in ways which will
inform and enhance that work.

While details of particular circumstances described in a response to a consultation exercise may
usefully inform the policy process, consultation exercises cannot address individual concerns and
comments, which should be directed to the relevant public body. Consultation exercises may involve
seeking views in a number of different ways, such as public meetings, focus groups or questionnaire
exercises.

Typically, Scottish Executive consultations involve a written paper inviting answers to specific
questions or more general views about the material presented. Written papers are distributed to
organisations and individuals with an interest in the area of consultation, and they are also placed on
the Scottish Executive web site1 enabling a wider audience to access the paper and submit their
responses.  Copies of all the responses received to consultation exercises (except those where the
individual or organisation requested confidentiality) are placed in the Scottish Executive library at
Saughton House, Edinburgh (K Spur, Saughton House, Broomhouse Drive, Edinburgh, EH11 3XD,
telephone 0131 244 4552).

The views and suggestions detailed in consultation responses are analysed and used as part of the
decision making process.  Depending on the nature of the consultation exercise the responses
received may:

• indicate the need for policy development or review
• inform the development of a particular policy
• help decisions to be made between alternative policy proposals
• be used to finalise legislation before it is implemented

If you have any comments about how this consultation exercise has been conducted, please send
them to:

John O’Brien
Scottish Executive Development Department
Planning Division
Victoria Quay
Leith
Edinburgh
EH6 6QQ

E-mail:  john.o’brien@scotland.gsi.gov.uk

                                                
1 www.scotland.gov.uk
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spp
PLANNING SERIES: 
• Scottish Planning Policies (SPPs) provide statements of Scottish Executive policy
on nationally important land use and other planning matters, supported where
appropriate by a locational framework.

• Circulars, which also provide statements of Scottish Executive policy, contain
guidance on policy implementation through legislative or procedural
change.

• Planning Advice Notes (PANs) provide advice on good practice and other
relevant information.

Statements of Scottish Executive policy contained in SPPs and Circulars may
be material considerations to be taken into account in development plan
preparation and development control.

Existing National Planning Policy Guidelines (NPPGs) have continued relevance
to decision making, until such time as they are replaced by a SPP.  The term
SPP should be interpreted as including NPPGs.

Statements of Scottish Executive location-specific planning policy, for example
the West Edinburgh Planning Framework, have the same status in decision
making as SPPs.
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INTRODUCTION

1. This Scottish Planning Policy (SPP) replaces NPPG 15: Rural Development issued
in 1999. The SPP draws on recent research funded by the Executive on the
evaluation of NPPG 15.1 The research report identified broad support for a
national planning policy focusing on sustainable rural development. It laid
particular emphasis on the need for a more aspirational planning vision for rural
Scotland. For the purposes of this SPP, rural Scotland means the countryside and
settlements of 3000 or less, although the guidance will have wider relevance as
the links between rural areas, small towns and urban areas are also important.
This SPP encourages a more supportive attitude towards ‘appropriate’
development whilst acknowledging the enormous diversity of rural Scotland.
Advice will be presented in one or more Planning Advice Notes to accompany
this SPP.

2. Scotland has a population of just over 5 million in a comparatively large land area
including 100 inhabited islands. The population could fall below 5 million within
10 years although it is the policy of Scottish Ministers to reverse that trend. The
bulk of the population lives in the central belt which is densely populated but
still retains extensive areas of agriculture and forestry. Most of the remainder of
rural Scotland has relatively few people. It is estimated that about a million
people, 19% of Scotland’s total, live in rural areas.2 Against a 2% decrease in
Scotland’s population since 1981, rural populations have increased by 2%. But
the increases have been selective and concentrated in more accessible areas
and some remoter parts. Areas that have experienced significant increases in
population have done so because of the quality of life on offer and their ability to
diversify economically. An additional 260,000 households are forecast in
Scotland by 2025. Rural areas have an important role in helping to meet this
demand although most new development is likely to be located in or adjacent to
existing urban areas.

POLICY CONTEXT

3. Scottish Planning Policies (SPPs) and National Planning Policy Guidelines
(NPPGs) apply across the whole country and set the scene for shaping a great
deal of new development in rural Scotland. This SPP complements these
policies but does not repeat their content. Nor does it restate the underlying
core principles of sustainable development, economic competitiveness, social
justice, environmental quality and design which are set out in SPP1 The Planning
System. There is thus an umbrella of national guidance under which planning
authorities must operate although they have discretion in interpreting and
applying the guidance at the local level. The National Planning Framework, which
the Executive expects to publish in the New Year, will provide a long-term spatial
vision for the whole of Scotland, including rural areas.

1  Evaluation of NPPG 15, Scottish Executive, May 2003

2  General Register Office for Scotland – based on the core definition of population in settlements of 3000 or less

SPPs 2, 3, 17 and 
NPPG 14 are
particularly relevant.
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THE PLANNING VISION

4. Rural Scotland needs to become more confident and forward looking both
accepting change and benefiting from it, providing for people who want to
continue to live and work there and welcoming newcomers. Traditional ways of
living will remain but new ones should function alongside. The intention is to
have vigorous and prosperous rural communities, ranging from small towns and
villages to dispersed settlements. The countryside should be able to absorb
more people content to live and able to work there. Coastal areas too should
play their part. The clear goal will be to maintain the viability of existing
communities and bring new life to many places which have seen years of
decline.

5. Scotland’s rural areas are a unique resource with significant long term potential.
This potential is replicated in only a few places in northern Europe and, arguably,
nowhere else on this scale in the UK. Future lifestyle changes may well increase
the demand for rural living and work.

SPP OBJECTIVES

6. NPPG 15 said planning authorities needed to be alert and sensitive to the likely
increased demand for new types of development in rural areas. It emphasised
that planning authorities and agencies involved in rural development should
adopt a proactive approach to providing land for development. This message
remains relevant. Although many diversification projects have been
implemented, the research has shown that the proactive approach promoted by
NPPG 15 has not been embraced everywhere. There was a concern that there is
insufficient clarity about what the planning system is aiming to achieve in rural
areas. In particular, it highlighted the need for a vision to help guide policy
making and development control decisions.

7. The Scottish Ministers ambitions for rural Scotland were set out in the
document A New Approach.3 The overarching policy aim is to have a prosperous
rural economy, with a stable or increasing population which is balanced in terms
of age structure and where rural communities have reasonable access to good
quality services. The planning system can assist this by adopting a more
welcoming stance to development in rural Scotland including the further
refinement of the approach to diversification. The aim is not to see small
settlements increase in size to the extent that they lose their identity, nor to
suburbanise the Scottish countryside. Rather, it is to ensure that planning policy
regimes are put in place to accommodate selective, modest growth. Most
development should be foreseen, agreed and programmed to fit the local
circumstances. It can be different in scale and kind to what has occurred in the
past but it should not be unexpected or unplanned.

8. Wider economic and social objectives should also be considered as should
Scotland’s distinctive environment and heritage. This SPP sets out the approach,
key messages and objectives which should underpin planning policies and

3 Rural Scotland – A New Approach, The Scottish Executive, May 2000
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decisions affecting rural areas. It also describes the increasingly important links
between development planning and community planning. This SPP’s objectives
and main principles should also apply to protected landscapes, including
National Parks, but in ways appropriate and sympathetic to their special context.

THE ROLE OF PLANNING

9. Planning’s role in advancing the Vision is to enable and help create opportunities
for development in sustainable locations wherever appropriate e.g. where
infrastructure capacity and good access exist, or can be provided at reasonable
cost, or to meet justifiable social and economic objectives. Rural and urban
areas are recognised as interdependent e.g. rural areas depend on urban areas
for a range of services while providing quality recreational and leisure
experiences for the urban population. Rural diversification should be embraced
to help businesses, land managers and farmers expand or start new enterprises
in appropriate circumstances and at an appropriate scale. New development
must be carefully planned if the character and quality of the countryside is not to
be undermined. One of the Scottish Ministers’ objectives4 for the planning
system is to assist in promoting a strong, diverse and competitive economy by
providing land in sufficient quantity and quality to meet demand. The planning
system helps to bring stability so that investment decisions are not undermined
by inappropriate development. It is important therefore for planning authorities
to be aware of new trends, pressures and opportunities and be ready to react
positively but sensitively.

NEW DEVELOPMENT

10. In the more accessible and heavily populated areas most new development will
continue to be in, or adjacent to, existing settlements. Green belts, where
designated through the statutory planning system, will continue to restrict most
new development and play a key role in maintaining the setting and separation
of towns and cities. The natural heritage also has to be protected. If the national
Vision is to be realised, planning policies will have to enable development in
some areas which, hitherto, have not been considered suitable for development.
More opportunities, appropriate in scale, kind and location, should be identified
by planning authorities. Even in the heavily populated areas there is potential.
For example, areas able to accommodate some small scale housing
development may be identified and businesses may be able to diversify further
into new activities.

11. In the less populated areas there should be greater scope for having more
innovative planning policies. Scottish Ministers see considerable potential for
encouraging diversification, distinctiveness and individuality e.g. promoting new
ways of working from home, using new energy technologies, delivering tourism
projects and developing activities such as aquaculture, equestrianism and many
others. Small towns should be self sufficient and able to maintain their function
in the local economy. They have a key role in providing services to the wider
catchment population. Agriculture and forestry will continue to be important

4 The Way Forward, Framework for Economic Development in Scotland, The Scottish Executive, June 2000
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defining elements of rural life. Prime quality agricultural land should continue to
be protected, where appropriate, by planning authorities. It should not be
eroded in a piecemeal way but only used to meet strategic development
objectives e.g. as part of a long term settlement strategy set out in the
development plan. In crofting areas there is perceived to be a need for making
more land available for a range of developments.

ECONOMIC DEVELOPMENT

12. The economic structure of rural Scotland has changed rapidly in recent years
and this change is expected to continue. Differences in the way people earn
their living between town and country are becoming less distinct. More people
now live and work in rural areas without being part of the agricultural economy.
The private car has increased the ease of access to rural areas and has
influenced choice of location for many people. New communications technology
also has potential in this regard although constraints in broadband access will
have to be overcome in many areas. Changes in the age structure have had
knock-on implications for the provision of local services. In particular, the loss of
young adults, an ageing population and differences in the socio-economic make-
up of rural areas threaten the vibrancy and viability of some rural communities.

13. Planning authorities should support a wide range of economic activity in rural
areas and seek environmental enhancement through development at every
opportunity. Aquaculture is now a major provider in remoter rural areas and will
be brought under planning control. The EC’s Rural Development Regulation will
influence investment in new rural development projects and areas dependent on
farming. It sets out a wide range of activities on which Common Agricultural
Policy funds can be spent. Most of the measures are intended to help farm
businesses build a more financially and environmentally sustainable future. Long
established uses (such as quarries and garages) are essential but not always
attractive environmentally. Nevertheless they form an important part of the local
economy and have their own legitimate need for land. In some cases tree
planting or landscaping may be required to mitigate their impact.

14. Tourism is of vital importance to the social, economic, environmental and
cultural well being of rural Scotland. It accounts for 8% of Scottish jobs, rising to
nearly 20% in the Highlands.5 Many areas depend on it for jobs and
infrastructure. Planning authorities should give support with appropriate policies
on siting and design of new development. Large scale mixed use projects, such
as those combining a golf course with housing and commercial development
present a particular challenge. The quality of the final product is crucial and
planning authorities will have to carefully weigh the economic benefits with the
environmental and social impact. Planning authorities also need to be aware of
market growth areas such as business tourism and sustainable tourism. They
should be supported by the provision of appropriate facilities at key locations
including the National Parks.

5 Scottish Tourism – First Progress Report on Tourism Framework for Action, 2003/04, The Scottish Executive
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DIVERSIFICATION

15. Many landowners, including farmers, have already diversified some of their
activity away from traditional farming and forestry. Many other rural businesses
are also expanding into new areas. Further diversification of the rural economy
should be encouraged and there is enormous scope to exercise initiative and
creativity. Planning policy has to be in tune with this fundamental economic
reality. Planning authorities along with others can support diversification in ways
that benefit the economy and lead to good development on the ground. The
LECs have a good idea of the type of business development likely to succeed in
an area and where there may be market potential for further development.
Planning authorities should liaise closely with these organisations to help
promote and support targeted business opportunities in their development
plans.

16. Diversification is often most successful where activities are complementary and
carefully targeted. In many cases a new enterprise will be connected to an
existing business. It will likely be linked to local suppliers and markets and have
strong ties with the community in terms of employment and service delivery.
The formation of some new businesses can depend on having new build or
conversion housing, for sale or rent, providing early funding. Development plans
should identify areas where housing and business opportunities can be
advanced together. There are some good examples where allowing a limited
amount of housing has led to the creation of innovative business opportunities,
the re-use of existing buildings and significant employment generation

17. Diversification is likely to be most appropriate in locations where access,
particularly by public transport, drainage capacity and IT infrastructure exist or
can be provided at reasonable cost. Developments with the added value of
employment generation or community benefits should be encouraged,
particularly where they involve the re-use of derelict buildings. A Planning Advice
Note on Rural Diversification associated with this SPP provides some examples
of this type of good practice.

HOUSING

18. SPP3: Planning for Housing remains the first point of reference on the general
policy for housing. This SPP advances policy in respect of small scale rural
housing developments; including clusters and groups in close proximity to
settlements; replacement housing; plots on which to build individually designed
houses; and holiday homes. The overall message is that there is considerable
scope for allowing more housing developments of this nature and that this
should be expressed in development plans, either as part of general settlement
policy or as a separate sub-set on rural housing policy.

19. SPP3 states that development plans should allocate sufficient land to meet
housing requirements including affordable housing. In most rural areas
innovative and flexible approaches will be required to deliver affordable houses
in suitable numbers. Additional affordable housing is provided primarily by
Registered Social Landlords, with the assistance of subsidy through Community
Scotland’s development funding programme, or by developers. Communities
Scotland currently agrees investment priorities in partnership with local
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authorities and, in future, those priorities will be set out in Council Housing
Strategies. Where the management of development funding has transferred
from Communities Scotland to the local authority, the investment will be routed
through that authority. Where it is appropriate to do so, developers may be
asked to make a contribution to the supply of affordable housing.

20. One option is for development plans in areas with a known shortage of
affordable housing to identify specific sites perhaps as components of mixed
use sites. A number of further options and mechanisms on supporting delivery
of affordable housing either directly through, or indirectly with the help of, the
planning system are currently being considered.6 The Forestry Commission are
also keen to sell surplus land to registered social landlords for the purposes of
building affordable social housing in rural areas and to promote the use of
timber products as part of the process.

21. The amount and location of housing that can be developed in rural areas is
determined by a number of factors. These include: proximity to services e.g.
schools, shops (ideally within walking or cycling distance); ease of access (from
an existing road and footpath and to a rail station or bus route); drainage and
sewerage capacity (e.g. from combined septic tanks or potential link to public
systems). Fit in the landscape and design will also be important planning
considerations. The impact of badly designed and sited houses is often
particularly important in rural areas because of their visibility over large
distances. Design standards should comply with published advice, use
sustainable materials where appropriate and be energy efficient. These criteria
should be consistently applied in planning policy and development control.

22. Some new housing, particularly in the remoter countryside, takes place on land
not identified in local plans. Whilst this can help keep land prices down and
allows a wider range of people to access the market, planning authorities should
set out the criteria in their plans for the circumstances where this type of
windfall development, outwith the main settlements, is likely to be acceptable.
Parameters should be established as to the number of houses that might be
allowed in any given area. Small clusters and groups of dwellings could be
feasible in many places helping to meet a demand which has, hitherto, been
unsatisfied. Occupancy conditions tying the dwelling units to agricultural and
forestry use will no longer be relevant to such developments.

23. Opportunities which allow the replacement of old housing by new design using
new materials should also be embraced. Planning authorities should not
unreasonably constrain such modernisation within the original footprint or height
limit unless there are compelling design reasons for doing so. They should
adopt a reasonable and supportive approach and ensure that new development
fits in the landscape. There is an unmet demand for plots on which unique,
individually designed houses can be built in rural locations. Consideration should
be given by planning authorities to formulating supportive policies in their local
plans where such developments may be permissible. The availability of new,

6 Good practice advice on Affordable Housing, jointly prepared by SE Planning and Housing Divisions and Communities
Scotland will be published in 2004.
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original, top of the range housing and plots should help to encourage
entrepreneurs and investors to live in rural Scotland and to start new
businesses. In addition, local contractors, using local materials, should often be
able to benefit.

24. There is also a large demand for holiday, weekend and second homes in some
rural areas. In recognition of the significant economic role which these can play,
planning authorities should allocate land in their development plans to help meet
this demand in addition to other housing requirements. One of the factors
influencing community vibrancy is the ability of the local area to accommodate
and absorb such developments. Buildings can range from those of sophisticated
design, in areas of high demand. to simple low impact, wooden, chalet-type
developments. Similarly, issues of capacity, accessibility, sewerage, drainage,
landscape and marketability will dictate the scale and location of development.
Design standards must be made clear.

RURAL ACCESSIBILITY

25. It is sound policy to focus most additional housing, employment, retail, leisure
and other services at accessible locations. Major facilities will continue to be
concentrated in the larger settlements. This is helpful to people who don’t have
the use of a car by allowing them to access several services in one visit.
Development plans should be realistic about the availability, or likely availability,
of alternatives to access by car. Planning authorities can allow development
where the impact of vehicle movements on the local road network would not be
significant. Developer contributions, to meet improvements to access
requirements, can reasonably be sought to facilitate new development.
Community run services have an important role to play in remote rural and island
communities where there is limited potential for provision of public transport
and they should be encouraged where possible.

ENVIRONMENTAL QUALITY

26. There are many areas of rural Scotland which are special in terms of the built
and natural environment where change has to be managed with great care. The
quality of the country’s natural heritage is especially high. It is a valuable national
asset and will prove to be of increasing value in the years ahead. Many areas,
such as those containing protected habitats and landscapes, are special in
European and national terms and they have to continue to be cared for as part
of the general good stewardship of the wider countryside. Even those places
which have no national or local designations can still have high environmental
quality. Some parts of these valued environments can, if used very carefully,
contain opportunities for sustainable developments. National planning policy and
advice emphasises the importance of fit and design of new development in the
built environment and landscape. This is often the key to making development
acceptable and requires more emphasis in development plans. Some places
cannot absorb any substantial change but for many others there can be some
scope. Development plans must recognise potential but they must also address
constraints.
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27. Planning authorities should take a positive approach to innovative, modern
designs that are sensitive both to their immediate setting and define the
characteristics of the wider local area. Positive policies on rural design should 
be prepared building on themes such as countryside character, village plans 
and design statements. Local communities should have an input. These policies
should guide developers towards good quality design appropriate to the
location. Design criteria should also be applied reasonably and consistently in
development control.

ENHANCEMENT

28. There are some parts of rural Scotland, particularly the small former mining
areas in the central belt and fishing towns along several parts of the coast which
are in urgent need of environmental improvement and economic stimulation.
Generating development in rundown areas where demand is low is one of the
biggest challenges facing those charged with the task of upgrading. There is
also the issue of acquiring funding of the scale necessary to make an impact
and co-ordinating the regeneration activity with the other agencies concerned.
Working in partnership with other organisations, planners can play an important
role in this activity by highlighting in development plans the areas needing
attention. By doing this they will influence the wider policy agendas of the other
partners.

29. Funding streams for enhancement are available e.g. urban regeneration and
European Community initiatives. To access these it is often necessary to adopt 
a strategic and long term approach to regeneration, one which balances
progress on the social, economic and environmental objectives to improvement.
Success has a lot to do with timing and phasing of programmes which, if done
in a co-ordinated way, can lead to benefits spreading from the more affluent
urban areas. It is imperative however that the environmental aspects of
regeneration do not fall behind the economic and social as has happened in
some areas. Tree planting and landscaping can have an immediate impact in
improving amenity particularly in the bleakest of settlements and landscapes.

DEVELOPMENT PLANNING – THE KEY CONSIDERATIONS

Acknowledging Diversity

30. There is a wide variety of local circumstances across Scotland and different sets
of planning policies have evolved. For this reason a typology of rural planning is
seen as being particularly appropriate. One ‘countryside’ policy is unlikely to be
suitable for the whole of a sizeable rural area. Even commuter areas can contain
places of very different character e.g. a green belt area may include settlements
with high unemployment where there will be a need to stimulate development,
whilst there will be a presumption against development in the wider area. This
diversity has to be addressed in the development plan.
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Expressing a Vision

31. A vision for a rural area needs to be presented clearly and concisely in the
development plan. It should reflect and develop the national Vision in the local
context. It should be focused, inspirational and complement any other forward
looking aims in the community plan.

Evidence based Policies

32. Policies in development plans should be evidence-based and integrated with
other plans and programmes. They may use criteria and/or be area specific. It is
important that criteria based policies make it clear how the planning authority
will react to a proposal. A list of factors that the planning authority will take into
account in reaching a decision will be insufficient.

PUBLIC INVOLVEMENT AND LINKS WITH COMMUNITY PLANNING

33. Increased public involvement in preparing development plans is a key priority for
the Scottish Ministers. Development plans will set out the land use strategy for
the area and identify priorities. They should link into the community plan and
deliver those elements that have a land use component. Rural communities can
play a direct role in deciding the future course of development in their areas.
Low population densities, travel distances and isolation can make effective
engagement and consultation in rural areas particularly difficult but there are
examples of innovative and effective approaches to public involvement in
planning in such areas.

34. It is important to ensure that a wide spectrum of community views is heard and
local initiatives aimed at building community capacity are required. The
community planning process has a key role by acting as a framework for making
services responsive to, and organised around, the needs of communities. It aims
to ensure people and communities are genuinely engaged in the decisions made
on public services which affect them and that organisations work together in
providing better public services. It should also result in the better integration and
co-ordination of existing plans and community consultation. The right to buy
legislation has opened up new opportunities for local communities to benefit
from the development potential of their areas.

IMPLEMENTATION

35. The overarching themes and vision in this statement should be increasingly
reflected in planning policy and decisions. They will also influence a multiplicity
of individual and corporate decisions. Planning authorities have a particular
responsibility to promote opportunities for rural development through improved
and more focused policies in development plans i.e. structure and local
(development) plans. These plans, once approved and adopted, will, in turn,
guide decision making on planning applications. Planning permission should be
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granted for developments which conform to the principles and objectives as
described in this statement. In some cases alterations to plans and
supplementary planning guidance will have to be prepared quickly to ensure that
development plans accord with this SPP.

36. Other stakeholders will also be responsible for implementing the policy
objectives. These include the Executive, national government departments and
agencies, particularly the LECs, Homes for Scotland, entrepreneurs, businesses,
farmers and individuals. Grant regimes for projects will continue to be
administered by SEERAD. Where possible, Scottish Water will link in with other
agencies spending plans e.g. those of Community Scotland, to address severe
housing supply problems. However, their legislative obligations in relation to
public health and environmental requirements will remain priorities.

DEVELOPMENT CONTROL

37. A more positive approach to development in rural Scotland must be
accompanied by effective regulation. It will be particularly important that a
consistent approach to decision making is adopted so that individuals,
communities, conservation and development interests are clear about what will
be allowed and the standards that will be sought in terms of siting and design.
Equally, it should be clear what will not be permitted.

ADDITIONAL GUIDANCE

38. Scottish Ministers believe that issuing practical advice on rural development is
very important in obtaining the right types of development in rural Scotland.
Related to this SPP will be a Planning Advice Note describing good practice in
Rural Diversification. A research report on Rural Planning Typologies will also be
published and may form the basis for another PAN. An updated PAN on Housing
in the Countryside will also be published.
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CONCLUSION
39. Rural areas are evolving in response to changes in the global economy. Planning

policy needs to keep pace with this change and has to be realistic, relevant and
sensitive to the processes underway. The aim is to plan in a way that reflects
current and anticipated economic, social and environmental changes. The
diversity and distinctiveness of many places needs to be recognised and policies
tailored and applied accordingly. This means appropriate development in the
right places. It also means that planning has to embrace innovation and
entrepreneurship whilst protecting what is valuable through good stewardship.

40. Planning authorities should ensure that development meets the test of
‘appropriateness’ to the circumstances in their area. What will be suitable in one
part of the local authority territory may not be in another. Location, scale, design
and sustainable transport have to be addressed. Rural planning typologies, a
local vision and an evidence-based policy approach are essential elements for
guiding and promoting sustainable rural development.

ENQUIRIES
41. Enquiries about the content of this SPP should be addressed to Tom Hardie,

SEDD Planning, Area 2-H, Victoria Quay, Edinburgh EH6 6QQ (0131 244 7554) or
by email to tom.hardie@scotland.gsi.gov.uk Further copies can be obtained by
telephoning 0131 244 7543. This SPP and other SPPs, PANs and a list of
Circulars can be viewed on the Scottish Executive web site:
http://www.scotland.gov.uk/planning.
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4.12 In another example, the approach might help highlight the unsustainable nature of a
proposal that had an impact on a nationally important wildlife site whilst producing only
minor local economic and social benefits.

4.13 Clearly, these are oversimplified illustrations, but such an approach would help ensure
that different aspects of sustainable development are considered on an equal basis and that the
policy importance of different effects is taken more fully into account.  There is also a need to
consider how different benefits or impacts might occur over different timescales (e.g.
immediate economic benefits compared to long term environmental costs and vice versa) or
in different locations.  As noted below, the research highlighted some planners’ concerns that
they lacked the expertise to judge community or economic effects in the same way as those
relating to the environment.

4.14 NPPG15 emphasises the importance of conserving and enhancing areas outwith
protected areas.  This reflects wider changes in other policies relating to the natural and
cultural heritage. While the importance of this wider perspective is recognised, it is
considered to have introduced a greater element of uncertainty into policy making and
development control.  Some planning authorities considered that additional guidance or good
practice advice would help them plan (both reactively and proactively) in non-designated
areas.  Development interests were concerned that the broadening of emphasis had introduced
a lack of transparency, with the result that difficult decisions about where investment should
be encouraged are tending to be avoided.

4.15 Within South Lanarkshire, planners consider that they would benefit from additional
guidance at the national level relating to the social impacts of rural development.  This would
provide a firmer foundation upon which policies promoting social and economic
development could be taken forward.

4.16 In short, much of the discussion on this issue suggested that it is unlikely that policy
can achieve significant progress if it does not recognise that environmental, social and
economic aspects of rural sustainability are mutually interdependent, as opposed to
potentially conflicting.  Many consultees felt that national policy should seek to define ways
of achieving integration, as opposed to maintaining an emphasis on trade offs between or
balancing varying objectives.

Integration with existing settlement patterns;

4.17 Many of the case study authorities are supportive of the emphasis in NPPG15 to
locate new development within existing settlements, villages or building groups. However,
different levels of regulation are being applied in different areas and some authorities have
moved away from providing a presumption in favour of development within settlements.  For
example, the Stirling Local Plan (1999) states that they no longer use the term ‘Village
Development Envelope’ because this implied an acceptance by the Planning Authority of any
development which fell within its boundary.  The focus of the policy is now on controlling
development in the countryside by the designation of Countryside Policy Boundaries, which
enclose the settlements.  Within the Countryside Policy Boundary development is only
supported that is required for primary rural activities or which can demonstrate an overriding
requirement for a countryside location. Village Envelopes are applied in the Fife West
Villages Local Plan (2002).  This defines the settlement limits and indicates that development
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will only be allowed outwith these limits if they clearly require a rural location.  It is
recognised that there are rural, leisure and tourism activities which require a countryside
location and are an important contribution to the local economy.

4.18 The Stirling Local Plan demonstrates that there is not a presumption for development
within its settlement boundaries.  The envelope, or policy boundary both provide a clear
delineation demonstrating where countryside specific policies are applied.  This delineation
does not reflect the true gradation between ‘urban’ and ‘rural’ which is commonly illustrated
by issues pertinent to the urban fringe.  This illustrates the requirement for gradations of the
typology approach in respect to settlement boundaries.  Both plans however have similar
criteria for allowing development in the countryside.

Local infrastructure capacity

4.19 Several of the stakeholders at the national level, including SEPA, felt that NPPG15
does not provide sufficient guidance on the availability of local infrastructure to support
development.  Indeed, several of the case study authorities emphasised that the lack of
capacity in some areas to support development was a far greater factor in determining
proposals than planning policies or decision making on issues such as the land supply in rural
areas.  Both Highland Council and Scottish Borders Council felt that the policies of Scottish
Water were not supportive of rural development, focusing instead on upgrading infrastructure
within the central belt.  This has resulted in some land allocations remaining undeveloped,
rendered ineffective by the investment in infrastructure which would be required.  For
example, a substantial housing land allocation at Duns in the Scottish Borders has not been
developed due to its lack of drainage capacity for residential development.  Whilst on smaller
sites it may be worthwhile providing small scale drainage solutions, larger developments
would require much more significant levels of investment by developers.  SEPA were
concerned that moves to provide infrastructure on an ad hoc basis could potentially result in
increases in pollution incidents. Land manager representatives felt that lack of infrastructure
capacity frequently restricts diversification opportunities.

4.20 Highland Council noted that the applicability of NPPG15’s emphasis on IT related
developments was also limited due to the lack of physical capacity to accommodate
additional users.  This appears to be as important an issue as water and drainage capacity in
the more remote parts of Scotland, due to the limitations it imposes not only on residential
development, but also in relation to potential business investment.  In some areas this
problem extends beyond specialist IT requirements (e.g. broadband network access) to also
include the capacity of the telephone network.  Without improvements to this situation, the
broader aims of reducing car travel to work and encouraging people to live and work in rural
areas through remote working, are unlikely to be realised.  Investment in such infrastructure
could open up areas for development which have hitherto been regarded as too remote to
sustain a growing population.  Notwithstanding this, Highland Council also felt that without
significant levels of investment being targeted at improving road and transport links, more
remote parts of the area would continue to decline.
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Reuse of brownfield land and disused buildings

4.21 NPPG15 aims to encourage the conversion of existing rural buildings, particularly for
economic development and investment.  However, land management and developer interests
raised concerns about the definitions of buildings and brownfield land in rural area.  They
suggested that planning authorities may be taking too narrow a view of where such
developments may be appropriate, particularly in terms of not recognising sites on farm
steadings where buildings previously stood as being brownfield land, and requirements for
buildings for conversion to be largely intact. Confirming this, the case study analysis showed
that many of the policies relating to the re-use of brownfield land and disused buildings
provided similar criteria against which development proposals should be tested.

4.22 In the Scottish Borders Structure Plan, policy relating to the conversion or rebuilding
of housing in the countryside states that this will normally be supported where they are in
accordance with the provisions of the policy guidance ‘New Housing in the Borders
Countryside’.  The Tweeddale Local Plan states that the Council will encourage the
conversion of appropriate existing buildings, including agricultural and other non residential
buildings, to residential use, and the rebuilding for residential purposes of derelict residential
buildings and new residential buildings on derelict residential sites.  The policy then sets out
a number of criteria which new developments in the countryside should meet.  These criteria
include satisfactory existing infrastructure provision, and maintaining the character of the
existing building.

4.23 In East Lothian’s strategy relating to development in the countryside, policy allows
the restoration of a house provided the building stands ‘substantially intact (normally at least
to wallhead height), and the restoration and any proposed alteration should be in keeping with
the scale and character of the building.’  The change of use of a building to a house is
required to fulfil a number of additional criteria including that it remains substantially intact
(again to wallhead height), the building has architectural or historic merit, is suited to the
intended purpose, and the proposed alteration is in keeping.

4.24 In Highland the deposit draft of the Caithness Local Plan expresses support for the re-
use of derelict farm buildings.  For the Landward Area the council favours the rehabilitation
and re-use for residential purposes of the many vacant dwellings and other traditional
buildings throughout the area, particularly where services are readily available.  In Ross and
Cromarty’s Rural Development Area (as outlined in the Structure Plan), the Local Plan states
that redundant traditional buildings in rural areas may have potential for adaptation to small
scale enterprise.  In the Hinterland the conversion to residential use of traditional
vacant/derelict dwellings buildings that exist up to wall head level and new build where land
management reasons exist will be the only development permitted in the open countryside.
For the Landward Area the council will favour rehabilitation and re use for residential
purposes of vacant dwellings and other traditional buildings throughout the countryside,
particularly where services are readily available, so long as the building survives to wallhead
level.

4.25 In South Lanarkshire, proposals for the rehabilitation or change of use of disused or
redundant buildings for residential purposes within the greenbelt will be given favourable
consideration in a combination of circumstances.  These include that the building is of
traditional design, structurally sound and largely intact (i.e. all external walls and the roof
should be substantially complete), there is no requirement for major extensions or alterations,
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and service provision is readily provided.  Buildings in the greenbelt which are derelict,
dilapidated or ruinous, or where the use has been abandoned will not be permitted to be
replaced.  Within Rural Areas the criteria for the re-use of redundant rural buildings for
residential purposes is acceptable subject to similar criteria being met, and that any alterations
are sensitive to the traditional character and local architecture.

4.26 The re-use of redundant vernacular-style rural buildings in the Clackmannanshire and
Stirling structure plan area is generally supported, provided that they meet a number of
criteria.  These include that the building is structurally sound and complete in its present
form, generally including the roof, it is redundant, its character or appearance will not be
altered, it can be adequately serviced and its proposed use will be compatible with the
location of the building and existing adjoining land uses.  The council also provides further
guidelines, New Uses for Redundant Rural Buildings.

4.27 In Fife, the Structure Plan states new housing outwith defined settlement boundaries
will only be supported if it:

• Involves the renovation of a substantially complete building (external walls are
complete and sound to wallhead level) which was last used as a house; or

• Takes the form of an alteration or change of use of redundant non residential
buildings of traditional long life construction which cannot otherwise be used for a
rural economic purpose; or

• Is justified by the essential operational needs of agriculture/forestry operations or
other rural businesses and will be located as an integral part of that business.  The
business as a whole must be capable of providing the whole or main source of
livelihood for the occupant, and the business must be operational for at least 2
years before planning permission is granted for the house.

4.28 A large number of steading conversions have taken place throughout Fife, with there
being some debate about the extent to which new development can accompany restoration of
buildings, before it overwhelms the existing built character of the area.  Concern was raised
by the planning spokesperson, that policy restricts some buildings from conversion on the
basis of their current condition, when they would be more appropriate than many others if
considered in terms of their location and siting.  A development control officer noted that
applicants put pressure on the authority to allow for demolition and rebuilding of steadings,
as is permitted in Perth and Kinross.

4.29 In many areas, the development economics of high quality buildings conversions
means that redevelopment projects are often targeted at maximising return and therefore
marketing the property for residential use.  This highlights the potential difficulty which
planning authorities might have in reconciling the need for economic investment in rural
areas, with providing appropriate land on which this can be achieved, suggesting that
NPPG15 may not go far enough in providing advice on this issue.  These findings are
therefore considered further in relation to rural land supply in Chapter 7 of this report.
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Encouraging Sustainable Transport

4.30 NPPG15 reflects wider transport policy aims, stating that development in commuter
areas which encourages car based commuting should be avoided, and that where possible
sustainable transport infrastructure connecting with remoter areas should be used to guide the
location of new development.  NPPG15 also hints that development should be considered in
terms of the extent to which it may help to support the provision of rural public transport.

4.31 However, several of the case study authorities noted that there may be an inherent
contradiction in securing rural economic development in areas where sustainable transport
options are not available.  This applies in all areas, but is a particular concern in remoter parts
of Scotland.  A number of authorities felt that an overemphasis on reducing the need to travel
could make broader sustainability objectives (particularly the promotion of viable rural
communities) harder to achieve.  The Highland Structure Plan takes a practical approach to
this issue, stating that car ownership is likely to remain a necessity in some parts of the area
and that road transport will continue to play an integral role in the life of many communities.
However, the plan also seeks to ‘embrace’ the modal shift towards more sustainable
transport, focusing on recreation and tourism related transport as well as freight distribution.
However, a key rural policy within the plan relates to rural fuel prices and the Council’s
proposal for a zonal variable fuel duty tax.  In contrast, the Glasgow and Clyde Valley
Structure Plan strongly supports the sustainable transport agenda by clearly prioritising
development and investment towards areas which are relatively accessible, particularly by
more sustainable modes.  However, this approach could be viewed as overlooking the
specific transport needs of more remote rural communities of South Lanarkshire.

4.32 The Scottish Borders Structure Plan provides an interesting approach to sustainable
transport in rural areas.  It outlines the benefits which reopening the former Waverley
Railway Line might have, whilst noting that it is unlikely to happen within the foreseeable
future.  Despite this, the idea of a ‘primary hub’ where development should be focused is
closely linked with the potential route of the railway, with the plan noting that its reopening
would provide an opportunity to refocus commuter housing pressure in the longer term.  It
emphasises the importance of connecting rural communities with services, such as the
Borders General Hospital, via public transport links.

4.33 Overall, the case study analysis shows that whilst sustainable transport is recognised
by most of the planning authorities (in accordance with the provisions of NPPG15), there
may be some way to go before the potentially conflicting aims of reviving more remote
communities and focusing development in sustainable locations can be balanced.

Protecting and enhancing the rural environment

4.34 The discussion on the extent to which NPPG15 is sufficiently positive in its approach
to rural sustainability, also extended to discussions on the approach which it takes to
environmental conservation.  Several environmental stakeholders were keen to emphasise the
need for the policy to reflect the increasing emphasis on development which not only avoids
adverse environmental impacts, but also seeks to secure environmental enhancement.  A
widely held view was that guidance on this basis should be making a more positive shift
towards securing a ‘win win’ situation, recognising that the environment (in its broadest
sense) is an important and often the most significant economic driver in rural Scotland.
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Development should aim to support this resource and where possible enhance it.  However,
several consultees felt that NPPG15 as it currently stands does not provide sufficient
guidance on the mechanisms for achieving enhancement.

4.35 The case studies provided some evidence that enhancement is being achieved on a
case by case basis.  In Argyll and Bute, for example, the Beinn an Tuirc windfarm in Kintyre
has included considerable habitat enhancement, with the management and restoration of
moorland and selective felling of forestry, supporting key species including red grouse and
Golden Eagle.  The scheme has also resulted in local employment generation which extends
beyond operation of the scheme to include construction of the turbines in nearby area at
Campbeltown.  A public access management plan has also been drawn up in for the scheme.

4.36 Planning agreements are frequently used, also on a case by case basis, and most
commonly in relation to environmental enhancement or management relating to large scale
applications within particular development sectors.  Further examples of enhancement being
achieved in this way were identified in South Lanarkshire and Fife where particularly
minerals applications have balanced potentially negative environmental impacts with
restoration and consideration of beneficial end-use of land by the public.

4.37 However, notwithstanding these examples of good practice relating to individual
developments, it would appear that there is a gap relating to this aspect of conservation and
environmental management within national policy (and therefore strategic and local) as it
currently stands.  As a result, although enhancement is occurring in some places, it tends to
be uncoordinated, reflecting the size of the development and resolve of the developer to gain
consent.  Many planners involved in the case studies felt that whilst there are clear
mechanisms for regulating consent, it is much more difficult to know how far enhancement
can be taken.  Representatives of environmental bodies felt that guidance on the ways in
which non statutory documents and advice can be used to secure enhancement could help to
bridge this gap.  In particular, documentation covering such topics as landscape character
assessments, historic land use assessments, local biodiversity action plans, and access
strategies could be used to assist planners in the process.  This suggests that future revisions
to NPPG15 should seek to provide additional guidance on enhancement of the environment,
with this in turn reinforcing the wider aim of rural policy to move forward from traditional
emphasis on environmentally defined regulation.

NPPG15 AND SUSTAINABLE RURAL DEVELOPMENT: CONCLUSION

4.38 This Chapter has highlighted some of the fundamental dilemmas relating to
sustainable rural development which the planning system is seeking to reconcile.  The overall
findings highlight potentially conflicting policy aims, such as the need to stimulate
investment and development in more remote rural communities whilst also reducing levels of
reliance on the car. Similarly, although there is a general policy presumption in favour of
reusing existing rural buildings, actual development may be limited as a result of
accompanying design restrictions and criteria requiring that the building to be redeveloped is
largely intact.  In other cases the additional costs associated with the re-use of traditional
buildings are seen as an impediment to diversification, effectively imposing higher
development costs than would apply in a more urban location.  Some innovative ways of
tackling these problems have emerged in different areas, but national guidance could explore
the issues and potential solutions in more detail.  This in turn could help to encourage
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planning authorities to develop more imaginative approaches to rural development.  It may
also be useful to reflect on the evolving agenda for sustainable rural development (e.g. from
preservation, through conservation and towards enhancement) to ensure that a more
consistently positive approach emerges at the local level.

4.39 This chapter also underlines the importance of taking into account the wider
influences on planning and decision making.  Issues such as infrastructure provision and
development economics may extend beyond the jurisdiction of the planning system, but
planning policies are unlikely to achieve positive results unless they include such
considerations in decision making and policy design.  Partnership working is likely to be key
to this.

NPPG15 and Sustainable Rural Development: Key Issues

• The principles set out in NPPG15 on achieving social and economic, as well as
environmental, sustainability continue to be difficult to achieve in practice.  The
reasons for this vary between areas with positive planning being limited in commuter
areas where development pressure is high, and remoter areas not having sufficient
demand or infrastructure to secure new investment.

• Infrastructure is a key constraint to development and positive planning in many rural
areas.  Whilst not entirely a planning issue, this should be recognised and addressed
within both national policy and more local plans.

• Policies for the re-use of buildings for development tend to be relatively prescriptive
requiring high standards of finishing and limiting conversions to properties which are
relatively intact.  There is concern that this is limiting the potential for economic or
affordable development proposals, with high cost residential schemes being required to
maximise the return on high development costs.  There may be scope for reconsidering
this approach if a more practical approach to positive planning in rural areas is to be
developed.

• Sustainable transport is recognised as a relevant issue in most plans and policies, as
suggested within NPPG15.  However, there are limited examples of policies which aim
to reconcile the potential conflict between development location in rural areas and
accessibility.

• The principle of achieving environmental enhancement is supported by NPPG15, but at
the local level planning authorities are unsure of the scope which they have for achieving
this.
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CHAPTER FIVE RURAL TYPOLOGY

INTRODUCTION

5.1 NPPG15 sets out a simple rural typology, which emphasises the need to recognise that
rural areas are not homogenous, and that the term ‘countryside’ often conceals the numerous
complexities and variations within such areas.  The conceptual basis of the rural typology
approach relates to the need to differentiate between different types of rural area and the need
for variation in their respective policy frameworks.  The typology introduced in NPPG15 is
based on travel times to principal centres, and includes the three broad bands of commuter,
intermediate and remote rural areas.  This is intended as a framework, within which local
authorities should define their own areas and related policies.  NPPG15 also notes that work
is underway to develop typologies for rural areas, with a view to establishing a common
database for use by a range of organisations.

5.2 Key issues under this heading therefore relate to the appropriateness of the national
level framework and related advice, and the extent to which the typology has been developed
and used as a tool at the local level.

Spatial Dimensions of Rurality

5.3 There are a number of prevailing trends which have increased the pressure for a
rethink on rural policy in the UK.  Marsden (1999), for example, notes that two major spatial
shifts are having an uneven impact on rural areas.  Firstly the continued outward movement
of population and industry from cities, as well as people following employment arising from
this and growing demand for rural services and housing in many rural areas.  Secondly, the
growth of transient but recurring visitors to the countryside has continued to take place.  Both
these trends have exerted pressure to varying degrees on different parts of the rural UK.xi

These trends lend credence to the need to ensure that rural policy takes into account spatial
differentiation.

5.4 The Review of Strategic Planning has suggested that there may be scope for some
NPPGs to take on a more explicit spatial dimensionxii.   Similarly, the review of NPPGs in
1998 suggested that some planners had concerns about the extent to which national guidance
includes more geographically specific guidancexiii.  This reflects a growing realisation that for
policy to be effective it should be responsive to local characteristics whilst also fitting within
the national planning framework.  In turn, responsiveness can provide more scope for
encouraging diversity in rural areas, and in reinforcing local identity.  This is further
supported by Lowe et al (2001) who noted in response to the foot and mouth crisis, that the
worst affected areas require spatially targeted rural recovery programmes which should
provide scope for trying out new approaches to rural development in order to build more
robust rural economies.  Marsden also provides strong support for incorporating rural
distinctiveness and distinctions into planning policy, stating that, “…in short ‘average’ rural
conditions are becoming less meaningful.”
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Discourses on Typological Approaches to Rural Policy

5.5 As a result of this acceptance that spatial differentiation in rural policy is potentially
beneficial, there has been considerable discussion about the validity of the use of rural
typologies in policy making.  Much of the debate has focused on the way in which typologies
should be defined, and the different criteria within this process.  Halden et al (2002) note that,
as differentiation between types of rural area tends to be vague, there is a need to undertake
further work to define a more robust rural typology.xiv  They also quantify the proportions of
the population of Scotland who live within each of the typologies defined within NPPG15,
suggesting that 170,000 people live in remote areas, 270,000 within intermediate, and
600,000 within commuter rural areas.  Clearly, these are significant numbers representing the
inability of the approach to reflect more local issues and influences, and implying that a more
detailed approach may be appropriate.  Interestingly, it was some of the planning authorities
within remoter areas (with the lowest population total listed above) that highlighted the need
for a finer grain approach, perhaps reflecting the physical extent rather than population of
such areas.  Some large authorities could be described as falling entirely within the ‘remote’
category, limiting the value of the typology in helping to define policies that are tailored to
the needs of different parts of a council area.

Defining a Rural Typology

5.6 Having established the need to reflect rural diversity within policy making
frameworks, it is therefore useful to consider the different approaches which have been taken
in achieving this aim.  Work undertaken by RGU (2001)xv has identified eight theoretical
typologies, based on a combination of transport and geographical conditions.  This research
also suggests that the typologies could be further developed to allow social and economic
differences to be considered in greater depth.  Taking a different approach, Marsden (1999)
identifies four countryside typologies which are defined on the basis of people or groups who
exert the prevailing powers over what takes place in these countryside areas.  This includes:

• The preserved countryside – characterised by strong anti development and
preservationist attitudes and decision-making.  Strongly entrenched middle-class
groups who can impose their views throughout the planning system on potential
developers.

• The contested countryside – lying outside the main commuter catchment with
conflicts between agricultural and landowning interests and ‘new comers’ over
access and environmental issues.

• The clientelistic countryside – found in the remote rural regions where agriculture
and its associated political institutions still have power, but where much of the rest
of the rural economy can be sustained only by state subsidy.

• The paternalistic countryside – areas where large private estates and large farms
still dominate and the development process is decisively shaped by established
landowners and / or large owner occupied farmers.
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5.7 Satsangi et al (2001)xvi identify the inequality of the pressures exerting themselves in
different areas of rural Scotland.  They suggest that seven broad housing market area types
exist in rural Scotland:

• Buoyant Areas where population, economic activity and housing pressure are all
increasing while supply is constrained (including Inner Moray Firth, Shetland,
Clydeside, Nithsdale, Dumfries, Renfrewshire, Lochinver, West Lothian);

• Pressured areas where population and housing pressure are increasing, some
with indigenous economic growth.  These include both areas of increased demand
from external markets (notably Skye and Lochalsh, Badenoch and Strathspey,
Lochaber, Wester Ross) and also areas of increased commuter pressure (parts of
the Lothians, Forth Valley and the Borders);

• Fragile Areas with little or no economic growth: emigration of young families,
but continuing pressure on housing supply, particularly of rented housing; much
ineffective or poor quality housing (including Northwest and East Sutherland
(particularly high external pressure), Caithness, East and Mid Ross, the Outer
Hebrides, rural North Clyde and much of Argyll and Bute);

• ‘Regeneration’ Areas – lower pressure areas but with a wide spread of
deprivation, including areas of derelict land (includes West Fife and North
Lanarkshire);

• ‘Intermediate’ areas – featuring pockets of deprivation or pressure (includes
parts of Fife, East Perthshire, Forfar, Angus Glens, the Mearns, South Moray and
North west Buchan);

• Primarily buoyant but economically fragile areas; containing spatially distinct
buoyant local economies and weak local economies (includes Orkney);

• Transitional areas recovering from loss of traditional economic activity (parts of
North Clyde).’

5.8 These ‘types’ identified by Satsangi et al (2000) illustrate the range of pressures
exerting themselves in different rural areas affecting the available land supply and reflecting
the varying approaches to policy required in different areas.  This in turn underlines the role
of spatially defined approaches to planning policy for rural Scotland.

5.9 Rural typology can be based upon various attributes but Sambrook (2002)xvii

concludes that “Rural areas could be described in a variety of ways; by size of settlement, by
landscape type, by economic activity, by administrative area, by social characteristics or by a
complex mix of indicators.  However, none of these, in isolation, have the potential to
provide the perfect definition that best describes the nature of the community.”  This provides
clear support for incorporating a wide range of factors and influences on rural areas in
building a typology which reflects local circumstances more accurately.

5.10 This discussion suggests that the typology used within NPPG15 should be evaluated
in terms of the extent to which it is sufficiently flexible to provide an adequate framework for
spatial considerations at a more local level.  It is important that any rural typology drawn up
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for use should neither over complicate nor over simplify the wealth of characteristics which
contribute to the distinctiveness of rural areas – the extent to which this has been achieved
within the planning system should therefore be taken into account.  A key tension also
existing between the aims of different typological approaches – i.e. whether it sets out a
framework for development (as in NPPG15), as opposed to reflecting alternative policy
perspectives (e.g. economic development, health, social inclusion). Overall, however, the
literature clearly supports the use of rural typologies within policy making.

5.11 This background highlights two key considerations relating to the development and
use of rural typologies:

• the appropriateness of the guidance provided within NPPG15 itself, particularly in
terms of the types of criteria which are and could be used to guide the process;

• the extent to which the guidance is being appropriately translated and used to
influence decision making at the local level.

National Policy Guidance on Rural Typologies

5.12 As noted in the literature review, it is widely accepted that rural typologies can help
the development of policies that are more closely tailored to local circumstances.    This was
generally confirmed throughout the course of the study with most stakeholders supporting the
use of typologies in principle, and many local authorities already having used such an
approach in the formulation of development plan policies.

5.13 However, the stakeholder consultation raised a number of concerns about the specific
advice provided within NPPG15 on rural typologies.  Perhaps unsurprisingly, the issues that
were raised varied according to the agenda of the stakeholder organisations.  Environmental
stakeholders, for example, were concerned that this approach could direct too much
development to remoter rural areas which can be more sensitive in terms of their cultural and
natural heritage.  In contrast, the development sector felt that the typology suggested did not
allow for market need or demand to be taken into account, with business development
tending to be steered to areas where investment is least likely to happen and where businesses
are at a greater distance from their potential markets.

5.14 The typology suggested within NPPG15 was defined on the basis of proximity to
major urban centres, together with factors such as the settlement pattern, demographic
structure and employment trends.  Although the measure of proximity (based on travel time)
in particular provides a simple and powerful proxy for development pressure, there was
considerable concern that such a typology presented an urban view of the countryside.  It was
also considered to be an example of a ‘top down’ approach that failed to take adequate
account of the characteristics and needs of local areas.  This was a key concern in more rural
authorities, particularly where the entire territory fell into the remote category and where this
broad brush typology therefore failed to assist policy development.

5.15 Stakeholders also identified a number of situations where policies appeared to conflict
with the typology described in NPPG15.  These included declining post industrial
communities close to the edge of urban areas where investment would be beneficial, and
rapidly growing small towns in more remote rural areas.
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5.16 For a variety of reasons, therefore, the approach recommended by NPPG15 was
judged to be too broad brushed to provide a useful contribution to policy formulation.
Indeed, NPPG15 itself acknowledges this, and emphasising the need for local translation of
the guidance. Again, this may be an area where distinction between policy and advice within
NPPG15 is insufficiently clear.

5.17 The debate explored alternative ways in which this part of the policy could be
delivered more effectively at the national level.  A number of concerns could be addressed by
emphasising that the typology described in NPPG15 is meant to be illustrative and is included
as advice rather than firm policy.  Placing the description in a separate Planning Advice Note
would assist in making this distinction clearer.

5.18 There was general support for more extensive guidance on how to define such
typologies.  One option would be to retain the ‘drive time’ measure of development pressure
but, where additional detail was required, to supplement it with more detailed spatial
information reflecting local environmental, social or economic characteristics.  Depending on
the area in question, and the existing policy priorities, it might be appropriate to use a
combination of the following data-sets to develop more detailed typology in certain areas:

• socio-economic characteristics;

• structure and health of the local economy;

• settlement patterns;

• agricultural land quality or production;

• protected elements of the natural or cultural heritage;

• landscape character assessments;

• historic land use assessment;

• infrastructural capacity;

• landscape capacity.

Combining these or other datasets could help identify broad areas where different types of
policies (including exceptions to those based on the ‘drive time’ approach) might apply.  The
advice could draw on the experience of those authorities which have already been developing
their own typologies.

Applying the Typology at the Local Level

5.19 The case study analysis added a further dimension to the analysis of this aspect of the
policy.  On the whole, most of the local authorities felt that such an approach was useful, and
was almost to be expected during the course of the planning process as a principle of good
planning practice.  However, the approach varied between the local authority areas.
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5.20 In East Lothian and Fife, local authority planners considered their full council area to
be commuter areas, with the emphasis in NPPG15 supporting a greater emphasis on
regulation which was considered appropriate in light of the very high pressure for
development.  Whilst this could be viewed as a faithful application of the advice provided by
NPPG15, it could also be argued that the policy may be being used to justify a rather urban
perspective which focuses on the need to control development in the countryside, with the
broad based area definition masking the higher levels of need for investment within some
communities in both of the areas.  In East Lothian, it is accepted that there are some areas
which could be viewed as remote, particularly in terms of those who do not own a car.  In
Fife, development control planners felt that the fact that NPPG15 mentions the typology is
useful in itself, as it can help specific interest groups to recognise that there are different
levels of need in different areas.  This is particularly the case for frequent objectors or
NIMBYs who do not otherwise recognise the need for development of any kind in the
countryside.

5.21 In Argyll and Bute, NPPG15 was considered to provide guidance which was too ‘top
down’ and urban based.  There was concern that the criteria suggested by the policy relate to
people, rather than the land itself and that this does not provide sufficient scope to be applied
in different types of area, or to meet the needs of remote areas.  As a result, a ‘bottom-up’
approach based definition of the capacity of an area to accommodate development has been
developed within the area.  This provides eight development capacity / development control
zones based on:

• settlement: main towns, small towns and villages, minor settlements;

• countryside: countryside around settlements, greenbelt, rural opportunity areas,
sensitive countryside, very sensitive countryside.

5.22 Each zone which is identified within this framework will provide a different starting
point for potential developers.  Proposals will be assessed in accordance with different sets of
tailored criteria.  Argyll and Bute Council consider this approach to provide a greater
measure of certainty in areas where development is required – a presumption for or against
development.  This approach varies to a degree from NPPG15’s more basic approach, but
could also be viewed as complementing the national recommendations in an appropriate way,
providing a more locally informed and finer grained way of further breaking down the
‘remote’ category.  It is also discussed in relation to rural land supply in Chapter 6 below.

5.23 Within the Highland Structure Plan, a series of rural development zones have been
identified.  This allows for the plan’s strategy to be based on a spatial understanding of the
ways in which regional and local centres of population relate to the countryside, which
includes rural development areas and fragile areas.  A specific policy for the Inner Moray
Firth is also identified within the plan and development diversion proposals are also put
forward to ease current congestion. The areas are considered in relation to levels of
population, employment, ease of access to services, cultural differences, and community
strengths.  In addition, areas where there is a need to secure greater social and economic
cohesion are identified.   The rural areas tend to be defined on the basis of their
environmental capacity to accommodate development, as opposed to travel time to urban
centres.
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5.24 In line with this typology in the Highland Structure Plan Area, policies vary according
to the specific needs and opportunities with each of these broad areas.  As in Argyll and Bute,
this approach is based on a finer grained analysis of the rural areas within the authority’s
boundaries, taking into account the combination of settlement and characteristics of the rural
areas.  Overall, however, the plan does not make a presumption against development in the
countryside, recommending a more radical approach defined on the basis of local need.
Highland Council suggested that national guidance should pick up on a wider range of
criteria which could be used to define local typologies, including environmental and
economic fragility.

5.25 In Stirling, a simple approach to the typology has been developed.  As in other areas,
this is regarded as a matter of good practice, as opposed to necessarily having been led by the
advice in NPPG15.  However, the authority also recognises the value of NPPG15’s advice on
typologies in terms of providing a framework for developing policies in accordance with the
different characteristics of these areas.  Discrete areas identified include the core area,
villages and upland areas.  A ‘rural activity area’ has also been defined which provides the
basis for development outwith settlements.  This is regarded as a more flexible approach than
the identification of specific sites for development, which may never be developed, or which
might come under pressure for housing development (as opposed to the economic use for
which they were originally intended).  The plan also includes policy relating to dispersed
rural communities (e.g. Balquhidder) where the development of single houses may be
permitted.  Elsewhere no development in the countryside will be allowed, and included
within this, the plan does not include a presumption in favour of the reuse of rural brownfield
sites.

5.26 In the Scottish Borders, the principles of the rural typology have been put to use in
policies which are closely linked with development control decision making.  The area’s
housing in the countryside policy has been relaxed in particular parts of the area: the Ettrick
and Yarrow Valleys, where communities are in decline partly as a result of their remote
nature.  Within that area, the Structure Plan recommended that proposals for single housing
development be permitted in response to the dispersed settlement pattern.  However, this
policy has since been revised as a result of the lack of market interest in the area.  Tighter
controls are also provided in the Tweeddale area in order to address particularly high levels
of demand for development as a result of the area’s proximity to the Edinburgh market.
Planners in the area contend that the typology forms only one part of the equation, with wider
issues such as market demand and infrastructure availability having more of an influence on
where development does and does not take place.

RURAL TYPOLOGY: CONCLUSION

5.27 The findings show that, whilst the use of a rural typology in policy formulation is
widely supported, the current guidance does not go far enough in considering the different
ways in which it can be taken forward.  This suggests that there is a need for further, more
comprehensive guidance which explores these issues in more detail, particularly focusing on
methodological issues and criteria which could potentially be used in translating policy at the
local level.  Given the need for local circumstances to be taken into account in developing
typologies, such guidance is likely to be most useful if it focuses on the process of developing
typologies, as opposed to making suggestions from a national perspective about potential
types of area.  Such guidance needs to present a more robust rural typology framework which
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allows the finer grain of local issues to be incorporated.  This could focus around a clear
methodology for applying the typology approach, with advice on criteria for translating
policy at the local level.  Finer grain typologies could be developed in place of the approach
proposed in NPPG15, or, perhaps more usefully, could be regarded as complementary,
providing a ‘bottom up’ disaggregation of the ‘top down’ development pressure based
typology.  It may also be useful to provide further advice on the ways in which policy can be
developed in parallel with the typology for an area.  Much of this material could be provided
in the form of a PAN, thereby overcoming the current confusion as to whether the typology
described within NPPG15 is policy or simply illustrative.

Rural Typology – Key Issues

• On the whole, the study identified consensus that rural typologies are an effective tool for
policy making.

• However, the approach set out in NPPG15 has been debated, with concerns relating to a
perception that it is too ‘urban based’, insufficiently flexible and too broad brushed to
accurately reflect local circumstances.

• Several exceptions to the ‘commuter/intermediate/remote’ criteria were identified during
the course of the study, supporting the need for further consideration of the guidance.

• Despite these reservations, but not necessarily as a result of NPPG15, there have been
numerous examples of good practice in developing rural typologies at the local level.

• Innovative approaches include defining areas in accordance with their capacity to
accommodate development or highlighting declining communities where growth is
required to support local services.

• There is scope for providing further guidance on the use of rural typologies, particularly
focusing on the processes which can be used to classify areas.

• The typology has a clear role to play in formulating policy.  However, the influence of
typology on stimulating development in remote areas may be constrained by other
influencing factors.  Continued monitoring of the influence of typology on development
control decisions will allow more definitive conclusions to be drawn.
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CHAPTER SIX DIVERSIFICATION

INTRODUCTION

6.1 NPPG15 acknowledges that agricultural diversification is a wider policy objective at
both the national and European level.  It provides examples of farm based diversification, and
considers the implications which such developments can have in planning terms.  Paragraph
37 encourages planning authorities to make balanced decisions about diversification, noting
that the cumulative impacts of a number of projects within a single area should also be taken
into account.  It suggests that development plans define acceptable projects resulting from
rural diversification, and that they consider them in relation to wider tourism, transport and
environmental objectives.  In short, the policy aims to send out a positive message on rural
diversification, requiring local plans to positively support appropriate development.

6.2 This Chapter therefore focuses on the ways in which NPPG15 has influenced local
policy and decision making on diversification projects and encouraged appropriate
development which takes into account wider aspects of sustainable rural development.

Commentaries on Planning and Diversification

6.3 There has been growing evidence in recent years that the role of the planning system
in encouraging rural diversification has only been partially successful.  One of the key
reasons behind this relates to criticism of the quality of communication between planning
authorities and applicants.  Further concerns relate to the emphasis which many applicants,
funders and decision makers have made on tourism projects as an alternative to agriculture,
with Lowe et al (2001)xviii arguing that this will simply shift local employment from one
vulnerable sector to another.  A recent study of the effectiveness of PPG7 in England and
Wales in securing farm diversification,xix showed that there is a need for greater clarity of
purpose in farm diversification, particularly in terms of its role in relation to wider rural
diversification.

6.4 Notwithstanding these reservations, there is little evidence which disputes the positive
and increasingly important role of diversification in relation to the economic viability of rural
areas.  As a result, and in accordance with NPPG15, planning authorities should be
promoting diversification in structure and local plans.  However, diversification and rural
planning policy can come into conflict where a restrictive approach to development in the
countryside prevents necessary development.  It is therefore important to evaluate the extent
to which planning regulation and promotion of diversification is taking place, and whether
there is sufficient breadth of understanding of the different types of diversification project,
and their associated impacts, within policy and decision making at the local level.

KEY FINDINGS

6.5 The support for diversification provided by NPPG15 was widely acknowledged as
being in line with wider aspirations for achieving rural and farm diversification.  However, on
the whole, there was also agreement that there is a need for additional policy and guidance
relating to diversification if the positive aims of the policy are to be achieved in practice.  As
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several SEIRU questionnaire respondents pointed out, the need for diversification has grown
since NPPG15 was published as a result of the increasing pressure on rural areas which has
emerged in recent years.  However, this appears to not necessarily have been accompanied by
an increase in the number of projects either reaching the stage of seeking formal planning
consent, or being approved by planning authorities.  Some of the case study authorities noted
a significant increase in potential or submitted applications for diversification projects in
recent years, whilst others felt there had been no change.  In Highland, some parts of the area
appear to have already gone as far as they can in terms of achieving diversification.   In South
Lanarkshire, however, planners felt that levels of interest in undertaking diversification
projects had grown considerably in recent years.

Defining Diversification

6.6 The first issue which emerged from the evaluation of NPPG15 in relation to
diversification, focused on its definition.  The research found a wide variety of different
interpretations of diversification, with differences reflecting different pressure and
opportunities and the perspectives of different stakeholders.

6.7 Interpretations of diversification related to the following issues:

• the need for a clearer distinction between, and definition of, farm diversification
versus wider rural diversification;

• differing attitudes to so-called ‘hard’ and ‘soft’ diversification;

• differing attitudes to ‘once-off’ versus ‘long term’ diversification;

• concerns about issues of scale, with some stakeholders regarding farm
diversification activities as being secondary to the main farm business.

6.8 These are areas where policy and advice could provide additional clarification and
guidance.  However, more fundamentally, the guidance would benefit from a more
imaginative description of potential diversification projects.  As one consultee described it,
there is a need for a “more energetic” definition of diversification which is based on fuller
consideration of what it means.  Case study authorities confirmed the need for this, asking for
a definition of diversification within national guidance.

Farm diversification versus rural diversification

6.9 The case study analysis and stakeholder discussions showed that many planners and
potential applicants continue to focus on farm diversification, as opposed to the wider
concept of rural diversification.  Approaches tend to reflect the level of development pressure
and health of the local economy.  While authorities in more remote areas tend to be more
positive towards diversifying development, irrespective of whether it is farm based or not,
those in more pressured areas are more likely to see rural diversification projects simply in
terms of economic development in a rural location.  The latter authorities tend to be more
restrictive, as a result.  While this difference may be appropriate (illustrating the application
of a typological approach to policy development), there is a risk that opportunities to support
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and diversify the rural economy are, in some cases, being missed due to a narrower
concentration on farm based projects.

Hard versus softer forms of farm diversification

6.10 The research found that attitudes differ according to the types of farm diversification
in question.  There is a tendency for ‘softer’ forms of diversification, for example based on
rural tourism, to be promoted or favoured over ‘harder’ activities based on engineering or
industrial processes.

6.11 The stakeholder consultation highlighted concerns amongst the land management
sector representatives in particular that planning authorities are more likely to view some
types of project more positively than others.  In particular, they felt that planners should take
a more flexible approach to assessing applications for activities which extend beyond ‘clean’
service based activities and normal working hours.  The closer match between existing farm-
based skills and light industrial or mechanical engineering activities were cited as a further
reason for a broader emphasis.

6.12 Anecdotal evidence from the land management sector, backed up by discussions with
local authorities, suggested that planners, particularly in more ‘urban’ authorities do not have
a full enough understanding of land management to assess whether or not a proposal needs to
be located on a farm to be viable.  An example of a farmer who wished to establish a tractor
maintenance business on a farm unit was raised, where the planning authority suggested that
this use would be more appropriately located on an industrial estate.  This assessment did not
take into account the need for the farmer to maintain his presence in the vicinity of his
livestock if he was to be able to continue to farm and run the business in parallel.

6.13 The policy review, and indeed closer examination of NPPG15 itself confirmed this,
with tourism and retail projects being mentioned frequently, but there being far less emphasis
on other activities including engineering, vehicle maintenance etc.  Partly as a result of this,
applicants themselves have tended to put forward less imaginative proposals (see previous
discussion on tourism projects).  There is a perception that the focus on cleaner forms of
diversification reflects an urban perspective and an underlying presumption that development
in the countryside should focus on recreation or tourism, as opposed to more industrial
activities. This may be reinforced by the specific mention of ‘green tourism’ projects within
NPPG15 itself.

6.14 Within the development sector, tourism and retail uses tend to dominate both the type
of applications which are coming through, and the consents which are granted by planning
authorities.  There may be a number of factors which have influenced the way in which
diversification projects are developed and considered by planning authorities. Land managers
noted that at present the Farm Business Development Scheme (FBDS) and its Highland
equivalent the Agricultural Business Development Scheme (ABDS) overemphasise the
potential of tourism projects.

6.15 Regardless of how this emphasis on tourism based diversification projects has come
about, the findings indicate that there may be scope for planning to help manage the process
in a more positive way.  In some areas, there are concerns that farmers are coming forward
with tourism based schemes which may not be viable due to the proliferation of similar
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projects within their local area.  Planning authorities, working with partners such as Scottish
Enterprise, could play a key role in encouraging applicants to devise their projects within the
strategic framework of an area wide economic or tourism strategy.

‘One off’ vs. long term diversification proposals

6.16 In Highland and Fife planning authority areas, there has been considerable debate
about whether specific types of proposal constitute diversification or not.  In both areas,
planners have concluded that projects allowing farmers to sell land as a plot for development
does not constitute diversification as it does not result in long term income generation.  The
Scottish Borders Council has made reference to their view that such housing developments
do not constitute diversification within their Structure Plan Policy.  However, there is a high
demand for applications of this nature in most of the case study areas.  In Fife, some local
politicians (contrary to the view of some planning officers) take a more open view on this
type of application, suggesting that allowing a farmer to clear debts by selling a small parcel
of land for development will help to maintain the longer term viability of the farm unit as a
whole.  This view is also shared in Argyll and Bute where a relatively positive view of such
developments is taken, subject to the proposal meeting wider criteria such as location, quality
of the development, and use of appropriate materials.  Whilst perhaps confined to a minority
of consultees, the fact that this view is shared by these authorities is noteworthy, given the
very different levels of pressure for development in large parts of these areas.

6.17 Building on this argument, land managers consulted during the process were keen to
emphasise the need for planners to consider the way in which proposals for diversification
contribute to the viability of the farm unit as a whole, as opposed to merely focusing on
assessing the proposal itself.  Often, applications may not generate long term income in their
own right but can support longer term survival of the land management operation as a whole.
This runs counter to the perspective of many planning officers, particularly in areas where
there are high levels of demand for residential, as opposed to rural business development.
For example, planners in Fife take a relatively strict view of diversification, perhaps
unsurprisingly in light of the significant pressures for mainly residential development which
currently exist in the area.  In particular careful consideration is given to the long term
aspirations of applicants for what appears to be economic development proposals, to ensure
that projects do not result in residential development ‘through the back door’.

6.18 Within East Lothian, there is concern that some diversification projects could have a
major influence on the landscape of the area, if incremental change of use from traditional
farming units towards a more suburban use of the land is to continue unchecked.  Planners
there note the interdependence of the social composition of an area and its environmental
character.  As in Highland, a wider range of diversification projects would be supported by
improved telecommunications infrastructure – although it is recognised that it is likely to be
some time before this can be achieved.

Diversification as a primary or secondary activity

6.19 The research also identified differing views of the appropriateness of different scales
of development, and the relationship of diversification activities to the farm business.  There
were concerns, for example, that fairly modest diversification schemes could grow to
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overshadow the original farm business, or that the activity might grow to such a size that
relocation would later be necessary.  Some planners felt that there was a need to discuss the
extent to which diversification requires to be related to the farm business, and mechanisms
for assessing activities which have progressed to become more significant than the farm
business with which it was originally allied.

Supporting Diversification at the Local Level

6.20 Subject to these varying definitions of diversification, in line with NPPG15, the idea
in principle is generally accepted as contributing positively to rural areas.  However, at the
local level there are more complex issues which continue to be debated through planning
casework.  Each of the local authority case study areas had policies in place which aim to
support diversification (see Box 6.1), although perhaps unsurprisingly, given their strong
urban emphasis both Glasgow and the Clyde Valley Structure Plan and the Lothians Structure
Plan do not make specific reference to diversification projects.



49

Box 6.1: Diversification Policies within Development Plans
Fife Structure Plan Policy E5: Farm Diversification proposals will be supported where they have no adverse
effect on the quality of the rural environment, are of an appropriate scale and have a high quality of design and
materials and, where appropriate, reuse redundant buildings. Planning agreements may be used, where
appropriate, to ensure diversification developments remain part of the farm enterprise.
Fife West Villages Local Plan: To assist in the retention of the farming landscape and communities, Fife
Council will seek to assist in identifying positive diversification projects for farms.

Highland Structure Plan Policy A2 Farm Income Diversification: The Council will generally encourage
proposals for the diversification of farm incomes through adding value to products and through non farming
purposes.
Caithness Local Plan & Ross and Cromarty Local Plan: Support for sustainable agricultural diversification
including crofter forestry, environmental programmes and re-using derelict farm buildings.

Clackmannanshire and Stirling Structure Plan Policy ED4 Rural Development: The Councils will support
economic development in rural areas to support the economic and social needs of communities through detailed
Local Plan policies and proposals based on the following:
(a) Focusing development within existing towns and villages with emphasis being placed on the

identification of opportunities in the Rural Centres;
(b) Restricting development within the Greenbelt and Clackmannanshire’s Countryside Area (as defined in

the Clackmannanshire Local Plan) to that requiring a rural local location including appropriate farm
diversification;

(c) Support for appropriate rural development in the Stirling Countryside to include the identification of
rural activity areas and to support economic activity including farm diversification which can, where
possible, reuse rural buildings and is of a scale, quality and function which will complement the built
and natural heritage of the area.  Additionally within the proposed Loch Lomond and the Trossachs
National Park, development which is of a scale and nature consistent with the built and natural heritage.

Stirling Local Plan Policy B22: The Council will support farm diversification proposals provided that the new
use or activity is ancillary to the primary function of the farm.

Scottish Borders Structure Plan Policy E2 Farm Diversification : Employment generating development
proposals associated with farm diversification will be supported in principle provided that they are in
accordance with the following criteria:

(i) the environmental impacts can be reconciled with relevant Structure Plan policies;
(ii) the benefits to the local economy can be demonstrated;
(iii) tourism related schemes can demonstrate the benefits to tourism and are in line with the Scottish

Borders Tourism Strategy;
(iv) the development meets all other siting and design criteria.

Proposals for housing development will not be treated as farm diversification and will be assessed under the
housing in the countryside policy.
Tweeddale Local Plan Policy 35: states that the Council will encourage farm diversification and development
schemes, and sets out criteria against which developments will be assessed.

South Lanarkshire Local Plan Policy ENV4 Rural Diversification: Proposals for the economic
diversification of agricultural units will be supported provided that:

a) the proposed development is not visually intrusive and is of a nature and scale compatible with
adjoining activities;

b) there will be no adverse impact on natural or heritage resources;
c) the proposal satisfies normal development control criteria with regard to infrastructure, access, parking,

water and sewerage provision etc.
d) where the re-use of redundant farm buildings is involved, any alterations or extensions are in keeping

with the scale and character of the existing building; and
e) any retail element is ancillary to the rural enterprise and will not adversely impact on existing rural

shops.
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6.21 Most policies tend to focus on farm based diversification, although the
Clackmannanshire and Stirling Structure Plan raises the wider issue of rural diversification.
Paragraph 4.2.17 of the Plan states:

“Rural diversification is a particular priority in the Stirling Rural Area in order to
sustain rural communities and reduce commuting.  Within the Stirling Council area it
is therefore considered justified to adopt a slightly more flexible approach to rural
development than previous policies which have sought to restrict development to that
requiring a rural location or ancillary to a farm business.  Diversification into
tourism, recreation and other resource based activities, technology based employment
and workshop provision will be encouraged, subject to appropriate local criteria.”

6.22 Notwithstanding this positive emphasis, planners in Stirling nevertheless have
concerns about the way in which applications for some types of diversification projects are
assessed.  A key concern relates to the lack of policy and therefore consistency in decision
making for retail related projects.  The scale of proposals can vary widely from small farm
shops to large scale garden centres.  These projects can be difficult to evaluate in a balanced
way, as they may have positive economic impacts on a specific farm business, but could
introduce too much competition with existing rural retail provision.  In order to ensure the
applications are considered fully, retail policies are applied as appropriate.  However, the lack
of a specific retail policy for evaluating such applications means that schemes could be
assessed against more urban based policies and on these terms they are considered
inappropriate ‘out of town’ retail developments.  This shows that providing positive policies
on diversification is not enough to help facilitate the process, as projects relate to wider
aspects of rural sustainability and require to be assessed against a range of sectoral policy
criteria.

6.23 The Highland Council was more sceptical about the extent to which planning
authorities can actively encourage diversification projects.  Projects tend to emerge from
business planning processes, and in more remote rural areas there is little more which can be
done to achieve the objective of further diversification, as a result of a lack of market
opportunities and available infrastructure (particularly IT and telecommunications) to support
developments.  As a result, the authority tends to view any viable projects in a positive way.
They regard diversification as playing an important role in retaining rural communities, but
that significant investment in infrastructure will be required before this policy objective can
be fully realised.

Partnership working to achieve diversification

6.24 In Argyll and Bute the planning authority seeks to work with estate and land
managers to develop a holistic view of their business or land holding.  This positive approach
aims to overcome the problem of incremental diversification, and is based on a view that
farmers should be treated differently to more mainstream development interests.  There is
also considerable scope for planners to work more closely with local enterprise companies, to
ensure that the assessment of applications is closely related to the economic viability of a
project.  In addition, several stakeholders and case study authorities emphasised the
importance of ensuring that tourism related diversification projects are developed in relation
to wider tourism strategies for an area.  Some partnership working to achieve diversification
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is therefore taking place, although land manager representatives felt that this could be taken
further.  This is not currently emphasised within paragraphs 36 and 37 of NPPG15.

Diversification and the re-use of rural buildings

6.25 As shown in Box 6.1, most of the policies seek to encourage the re-use of existing
derelict or disused farm buildings.  Argyll and Bute Council suggest that rural business
should not be restricted through requiring the re-use of buildings which may not be
appropriate or provide capacity to meet the needs of their users.  In addition, this emphasis on
the re-use of buildings can increase both development and operating costs, rendering some
diversification projects uneconomic.  Argyll and Bute therefore aim to take a more flexible
approach, which takes into account the need to encourage investment in their area.  However,
exceptions to this have been maintained in parts of the area where buildings form a key part
of the local environmental quality and character (e.g. Coll and Tiree).  This is potentially an
important example of where the current restrictions imposed by requirements for building
conversions (see Chapter 4) could be overcome.

DIVERSIFICATION: CONCLUSION

6.26 Diversification highlights a number of issues relating to NPPG15.  Fundamental to the
discussion, perhaps, is the need for a clearer distinction between farm diversification and
rural diversification, and clarification on what the term diversification does and does not
encompass.  Whilst the case studies showed that planners are relatively well equipped to
regulate inappropriate diversification projects, there were fewer examples of the policy being
taken forward in a positive or promotional way.  In addition, it would appear that potential
tensions between the needs of the rural economy as a whole and the specific needs of farm
businesses are not being adequately addressed at present by policies which focus mainly on
safeguarding areas around settlements for development.  The findings suggest that there is a
need for further guidance at the national level which brings together economic and
operational issues with the land use planning system.  Whilst planning may not have a role in
directly encouraging entrepreneurialism, a more joined up approach could help to raise
awareness that planning authorities are supportive of diversification projects.  There is a
particular need for best practice advice for planners, land managers and their advisers.

Diversification  – Key Issues

• In general, the positive emphasis in NPPG15 on diversification was welcomed.
However, several issues which would benefit from further guidance were also identified.

• At present there is a lack of clarity about whether projects are indeed diversification,
or whether they are merely development in a rural area.  NPPG15 presently provides too
narrow a definition to help clarify these issues, overemphasising some types of projects
and lacking recognition of others.

• Particular concerns relate to currently high levels of demand by farmers to sell parcels
of land for residential development.  No consistent approach to such applications has
yet been developed, with case study authorities taking opposite views.  There is a need for
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further guidance on such proposals which gives full consideration to the changing role of
farming in Scotland.

• Although it notes that it is an issue, NPPG15 does not currently provide sufficient advice
on the incremental impacts of diversification projects or the potential for projects to
evolve over time.

• National policy should emphasise the importance of setting diversification policies and
decisions within the context of broader aspirations for rural areas.   Wider integration
of the issue within other aspects of policy making in development plans could help to
overcome the tendency for ‘defensive’ planning or the use of inappropriate policies, such
as those designed to address more urban issues.

• It is also important to ensure that farm diversification projects are set within the
wider context of rural communities and economies.  Further guidance could be
provided through NPPG15 on how this could be achieved.

• There may be a need to reconsider the current emphasis on diversification projects
which make use of existing or converted buildings.  This reflects the wider discussion
set out in Chapter 4 about the development economics and regulation of re-use of rural
buildings.
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CHAPTER SEVEN LAND SUPPLY IN RURAL AREAS

INTRODUCTION

7.1 The third study focus area relates to the ways in which the supply of land for
development can be achieved within rural areas.  NPPG15 makes various recommendations
for local authorities in relation to achieving an adequate supply of land for development.  It
notes that land for housing, economic development and specific sectors including low impact
developments in the countryside should be identified within development plans for each area.
With regard to land for business and affordable housing, NPPG15 particularly recommends
that local authorities should work in partnership with other organisations including local
enterprise companies, housing associations and Scottish Homes (now Communities
Scotland).  The policy also recommends that Compulsory Purchase Orders (CPOs) are used
as appropriate to assist in the process of land assembly.

7.2 Clearly, in order to positively promote sustainable rural development, it is necessary
to have an adequate supply of land which is available for development.  Without an adequate
quantity and quality of land for development, the ability of the planning system to help
maintain viable communities and economies within the countryside is likely to be
constrained.  Inadequate land supply can also have a negative effect on the market in some
areas, with high demand for sites which are in short supply pushing up prices and reducing
accessibility. However, providing an adequate supply of land for development is much more
complex than some of the more quantitatively focused debates which focus on population
modelling etc. might suggest.  A number of factors influence the availability of land for
various activities. Of particular concern to planners and indeed many rural communities, is
the availability of land for housing.  In addition, SPP2 Business and Industry provides policy
on land supply, which specifies that the planning system needs to ensure that appropriate site
choices of size, location and environmental amenity are available to the market.  This
emphasises the importance of not only ensuring that enough land is provided for
development, but also that the provision of land takes into account the type and quality of
those sites.  The planning system therefore has an important role to play in working with the
market to help balance disparities between supply and demand within the context of wider
environmental, social and economic characteristics.

7.3 It is therefore important that this evaluation focuses on the applicability of this advice,
particularly in terms of the extent to which it is regarded as appropriate by different
stakeholders at different levels in the process.

Factors affecting the availability of land for development in rural areas

7.4 There are a number of factors which influence the extent to which land is available for
development in rural areas.  Migration is a key factor in some areas, with Findlay et al
(1999)xx asserting that this exerts the greatest pressure in the constrained housing markets
lying within commuting distance from Scotland’s larger cities.  This is also viewed by
Findlay et al as a long term trend which requires greater consideration on the part of policy
makers for rural areas, requiring action in relation to rural space, housing, transport systems
and social services.
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7.5 In response to these pressures Davey et al (2001)xxi state that the structure plans for
lowland regions have recognised that the demand for housing in rural areas may outweigh the
availability of suitable sites, and therefore encourage development towards ‘preferred
building groups’ or by the conversion of existing buildings to residential use.  This represents
a policy move to increase the available land supply by looking to alternative sites.  NPPG15
is supportive of such an approach, and it is useful to explore the extent to which such policies
have been developed in different parts of rural Scotland where pressures are varying.

Affordable housing and land supply

7.6 Closely related to land supply is the supply of affordable housing.  According to
Satsangi et al (2001) affordable housing is an issue in parts of Scotland owing to a
combination of high development costs, low incomes and in some areas competition from in-
migrants.  Satsangi et al (2001) suggest that restrictive planning policies may exacerbate
problems of affordable housing provision, and that “unless national planning guidance is
changed to put more emphasis on social justice, the planning system is likely to remain a
vehicle more suited to preventing development than to promoting affordable housing.”  The
continuing growth of second home owners also has the potential to compound these problems
(Gallent and Tewdwr Jones, 2001xxii).

7.7 NPPG3 Land for Housing (1996) addresses the issues of housing in the countryside
and affordable housing.  Paragraph 57 states that the Government is committed to facilitating
greater choice in housing in terms of location, design, tenure and cost.  Paragraph 59 states
that the Government supports the need for the planning system to allocate land for affordable
housing, where a need for this has been identified.  NPPG3 (now replaced by SPP3 ‘Planning
for Housing’) also supports the use of mechanisms to maintain affordable housing as such in
the market.

7.8 A number of steps have been taken in different areas to address the issue associated
with land supply and affordable housing.  Johnston (2001)xxiii identifies that many councils
have introduced rural exceptions policies, enabling them to grant planning permission for
land in and around villages which would not normally be released, to provide affordable
housing to meet local needs.  Johnston then cited that a recent study commissioned by the
Joseph Rowntree Foundation found that in fifteen case study rural authorities, exceptions
policies provided just 865 new homes in the eight years from 1992-2000.  This suggests that
the policies were not being used to their full potential.  This may have been due to a number
of factors such as poor communications between the planning authority and potential
developers, or it may have been due to local resistance to the implementation of the policy.

7.9 Johnston (2001) also cites a more recent solution put forward by the Countryside
Agency of a plan led policy model which represents a significant departure from current
practice.  The proposals mean that councils could allocate sites in local plans for mixed
tenure ‘sites for social diversity’, in a similar way to allocating sites in local plans for a
particular type of business or industrial development.  This would provide a clear statement
in the local plan of the location of sites available for this type of development.

7.10 The issue of land supply in rural Scotland is of particular relevance to those
settlements within commuting distance of the major conurbations.  Key impacts to emerge
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from an inadequacy of land supply include rising prices and, in relation to homes, a lack of
affordable properties for certain sectors of the population.

RESEARCH FINDINGS – RURAL LAND SUPPLY

7.11 A number of distinct issues relating to rural land supply emerged during the course of
the study, including:

• the extent to which local authorities are able to provide land for different types of
development, and the role which NPPG15 has played in assisting with this
process;

• the ways in which the recommendations on partnership working to achieve land
supply are being taken forward at a local level;

• whether the recommendations on the use of CPOs are being followed by planning
authorities.

7.12 The following section explored each of these key issues in turn.

Providing land for competing development priorities

Demand for residential land and supply of economic development sites

7.13 The first question relating to the supply of land in rural areas therefore relates to the
extent to which the policy has facilitated this process.  At the national level, the stakeholder
workshops revealed significant concern amongst development industry representatives that
NPPG15 has not been successful in helping to ensure that planning authorities secure land for
development.  There was consensus that there is currently not enough land available for
development in rural Scotland, although concerns primarily related to the availability of land
for residential development (including affordable housing).   Confirming the wider findings,
nearly half of the respondents to the SEIRU questionnaire felt that a lack of land supply is a
key constraint to rural development.

7.14 Representatives of the housing sector in particular, felt that more radical solutions
were required, including taking forward the concept of new settlements.  They were also
concerned that planners have continued to maintain a defensive approach to land allocation,
assuming that house builders do not have the best interests of the environment in mind when
in fact this is an integral part of achieving high quality and therefore marketable
developments.

7.15 However, this is clearly a much more complex picture than one where planners are
reluctant to clearly define land for development for environmental reasons alone.  In some of
the case study areas, pressure for residential development tends to overshadow the need for
economic investment.  In both East Lothian and Fife, for example, there is concern that the
high values associated with residential development land reduces the scope for earmarking
sites for economic development – in these areas it is possible to sell land for more money
than a business would generate over a number of years.  In East Lothian, the protection of
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prime land was also considered to limit opportunities.  Highland Council noted that some
rural settlements have already reached capacity, with topographic constraints limiting the
extent to which existing communities can be expanded as an alternative to development in the
open countryside.

7.16 Stirling Council also felt that the high levels of demand for housing developments in
some areas had raised land prices in some areas to the extent that it would be very difficult to
viably provide land for other types of proposal.  In addition, where sites have been identified
through the planning process for industrial development, there has been considerable pressure
to reallocate that which has not been taken up for housing development.  The Council has
aimed to respond to this situation by identifying ‘rural development areas’ – this avoids
identifying specific sites and therefore focusing the pressure, but nevertheless helps to
promote a positive climate for other types of development.

Providing land for affordable housing

7.18 A key issue relating to land supply is the extent to which sites can be provided to
accommodate affordable housing.  NPPG15 recommends that local plans “identify
appropriate mechanisms for the provision of affordable housing in conjunction with Scottish
Homes, Housing Associations and private developers.” This suggests that local discretion
should be used to define effective mechanisms for ensuring that an appropriate proportion of
the housing stock is affordable. Reflecting the broad guidance set out in NPPG15, approaches
to supplying land for affordable housing vary considerably between the case study areas. At
the stakeholder seminars, consultees asserted that local authorities require much more
guidance on this issue.

7.19 Some consultees felt, for example the Ross and Cromarty Local Plan has used a
relatively urban approach being undertaken inappropriately within a rural area.  The policy
(as shown in Box 7.1 below) requires that developers make contributions towards the supply
of affordable housing, secured through the use of Planning Agreements.  This was viewed as
being unrealistic by some stakeholders, who suggested that NPPG15 should draw a clearer
distinction between mechanisms for providing affordable housing in urban and rural areas.
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Box 7.1 Ross and Cromarty Policy on Affordable Housing
Affordable Housing Draft Guidelines: Where housing land is being allocated for the first time or re-
allocated in a Local Plan and a valid planning permission for housing does not exist, then the Planning
Authority will expect to negotiate a S.75 Agreement with the landowner/s and other interested parties
which provides inter alia for an affordable housing contribution. Such agreements must be registered
in the Sasines prior to finalising and adopting the Local Plan.

4.2 The Planning Authority will operate a sequential set of mechanisms to achieve affordable housing
provision by negotiation with owners/developers in each case.

(a) Developers agree to transfer an area of serviced land for zero consideration to the Housing
Authority/an approved RSL, OR to build an agreed number, type and mix of affordable housing units
as an integrated part of their proposed scheme on the site (to Housing forVarying Needs standards
issued by Communities Scotland ) for subsidised sale or rent through an approved RSL. The units must
be sold at a price equal to the Scottish Homes benchmark costs in force at that time – this is the base
case for any comparative financial appraisal.

OR, if (a) is not achievable for market, investment or other reasons;
(b) Developers agree to transfer an area of serviced land for zero consideration to the Housing

Authority/an approved RSL, OR to build an agreed number, type and mix of affordable housing units
as an integrated part of their proposed scheme on another site in the community that is under their
control (to Housing for Varying Needs standards issued by Scottish Homes) for subsidised sale or rent
through an approved RSL. The units must be sold at a price equal to the Communities Scotland
benchmark costs in force at that time. OR, if (b) is not achievable for land supply reasons;

(c) Developers agree (in lieu of the transfer of land or direct provision) to make an equal and equivalent
financial contribution to an affordable housing accumulator Fund managed by the Housing Authority
which will enable the latter to promote the direct provision of affordable accommodation with an
approved RSL on other sites in the community.

4.3 Detailed proposals for each development area/housing site will be the subject of advice from the
District Valuer to ensure that the pro rata financial burden is comparable and cost-neutral with the base
case. This appraisal will take into account any public sector grant or asset contributions made which
shall be entirely offset from the balance sheet. Landowners and developers will not be permitted to
evade the terms of this policy by artificial sub-division of landholdings since the terms of the S.75
Agreement will be made binding on successive proprietors. Agreements will require the transfer of
land, erection of  buildings or financial payments for affordable housing purposes to be completed
before or not later than the completion of 40% of the non-affordable built component of the overall
development scheme.

Extract from Ross and Cromarty East Local Plan, Consultative Draft, June 2002

7.20 This approach has been developed by Highland Council as a result of the Rural
Partnership for Change Highland Pilot.  This work identified pressured communities where
there is currently a severe shortage of housing, including affordable housing.   Designated as
‘local housing stress areas’ the local plan, in accordance with the Structure Plan, identifies a
percentage of affordable housing units which should be allocated in association with
residential developments for each of these communities.  In line with this, a sequential test is
then applied which defines the most appropriate ways forward.

7.21  In Stirling, policy focuses on restricting mainstream residential developments and
allowing affordable housing within rural areas.  However, the impact of this approach will be
closely monitored by the Council, as it could have the impact of pushing up the price of land
and also overlooks the potential demand for housing which migration associated with the
desired increased in economic investment in the area might stimulate.
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Public pressure relating to rural land supply

7.22 In addition, in both East Lothian and Fife concerns were raised about the difficulties
that arise where existing local communities are strongly resistant to the release of land for
development.  At the national level, SEIRU have noted a strong correlation between areas
with high amenity and more vocal local resistance to development.  These are also often the
areas where market demand is highest.

7.23 In contrast, some of the more ‘remote’ case study authorities felt that the issue of
community rights to buy land, as introduced by the new Bill of Land Reform in Scotland
could have an influence on the sites which are being made available for development.  In
particular, land purchase may be reliant on securing development on land in community
ownership.  In addition, crofting legislation and grant mechanisms aim to stimulate the
repopulation of some more remote rural areas, providing crofters with a right to build on their
land.  Indeed, some consultees emphasised that this is potentially a much more significant
issue than local authority land acquisition, given the limited resources available to the public
sector to achieve this.  Both Highland and Argyll and Bute Council therefore called for
further consideration of the implications of this as an integral part of the policy guidance for
rural areas.

Market demand for rural economic investment

7.24 In the Scottish Borders, significant areas of land have been designated for
development, but have not been taken up for a number of reasons.  For example, a site in
Duns makes up a significant part of the area’s housing land allocation.  However, the supply
is currently ineffective as a result of a lack of sufficient infrastructure to support any future
proposals for its use in a cost effective way.  Market demand was also previously considered
to have limited the take up of the land, although it was also noted that this has decreased as a
factor as the commuting zone for Edinburgh has grown more extensive over the years.

7.25 In contrast, in Highland, there appears to be a wide range of sites which could
accommodate economic uses, but much of the supply has not been taken up as a result of a
lack of market demand or infrastructure.  This is also the situation in Argyll and Bute where
land supply in itself is not regarded as being as significant an issue as market demand.  As a
result, the planning system feels that it is important to focus on attracting and accommodating
development in the area.  The Council argues strongly against the high investment approach
of building industrial capacity ahead of demand as experience has shown that this can
overlook market needs.  The example of the business and industrial estate at Kilmory which
is not yet fully occupied was used to illustrate the way in which a top down approach to land
supply can be less effective than a more flexible approach.  As a result, and as outlined
previously in Chapter 5, Argyll and Bute Council have moved away from identifying specific
sites for development, towards a much broader and more flexible approach.  Area Capacity
Evaluation is being used to define the development capacity of an area, with conclusions in
turn being used to inform the assessment of development proposals.  The methodology is
currently being developed, but will include an assessment of infrastructural, other
environmental capacity and social capacity.

7.26 Most of the case study representatives would clearly benefit from more advice, or at
least an exchange of experience, on the ways in which some of the contradictions of
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identifying land for development can be overcome through these different methodologies.  In
particular, the emphasis in NPPG15 on providing sites for development in remote areas,
whilst logical, is relatively difficult to apply on the ground as peripheraility often reduces
market demand, increases transport costs and potential for car use, and is linked with
declining levels of available infrastructure.  Despite this, many of the case study participants
were keen to secure development to not only help meet demand and need, but also to ensure
that declining local resources and services continue to be supported.

Partnership working for rural land supply

7.27 Partnership is increasingly important in rural planning, though the extent of such
working varies considerably.  In East Lothian planners have had difficulty in working with
the LEC, as the latter does not recognise a need for investment to support more rural areas,
regarding East Lothian as part of a wider urban market.  In contrast, planners in South
Lanarkshire Council have benefited from working with partners to assemble land and funding
to help encourage investment.  However, they also acknowledge the difficulties in securing
land to meet a range of needs for different types and scales of development.  Highland
Council reported a willingness to work with the housebuilding industry, but difficult in
maintaining a useful working relationship with relevant bodies.  This contrasts with the
positive role played by Highlands and Islands Enterprise.

Use of Compulsory Purchase Orders

7.28 The use of CPOs in rural development is set out in paragraph 54 of NPPG15, which
states that:

“Planning authorities and the other agencies involved in rural development should
adopt a more positive and proactive approach to providing development opportunities
in rural areas.  Development plans should clearly set out where development will be
encouraged, identify sites, help with site assembly and if appropriate, promote the use
of compulsory purchase powers.”

7.29 This suggests that CPOs should be used as part of a positive approach to development
in rural areas.  CPOs are a means for the state and other appropriate bodies to acquire
property by compulsion, where it can be demonstrated that it is for the benefit of society.

7.30 Murning Dundas and Montagu Evans (2001)xxiv identify a number of views associated
with the current state of the CPO system, stating that for some years now there has been
evidence of widespread dissatisfaction with the process itself, as well as in relation to
compensation provisions.  The procedure is not commonly used in Scotland due to the time
and uncertainty involved, as well as the historic and complex nature of the legislation, which
requires consolidation and updating.  Procedural problems have been blamed for the low
level of use of CPOs, although this initial hurdle may mask other disincentives to the use of
the system.  In other words, if the system is not in common use because it is a complex and
lengthy process, users may not be familiar with other difficulties or benefits associated with
the process.
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7.31 Aside from the current problems identified with the CPO system, Murning Dundas
and Montagu Evans (2001) suggest that CPOs have not been used in rural areas and that
planners are reluctant to use the system due to a number of inherent issues associated with the
process.  They also indicate that the Scottish experience of CPOs appeared concentrated in
the industrialised Central Belt and that compulsory purchase under British planning
legislation is primarily an urban phenomenon, mainly associated with the process of
development and regeneration.  They state that the orders were overwhelmingly used as
instruments to promote urban regeneration on brownfield sites rather than urban expansion
onto greenfield sites.  This fails to reflect the fact that regeneration and development are as
important issues in rural areas as they are within their more urban counterparts.

7.32 However, a number of examples of the use of CPO in a more rural context in other
parts of the UK have been identified and reported on.  For example, the Waterways Trust,
which works to restore and promote greater public enjoyment and awareness of the UK’s
canals and rivers, used a CPO to achieve the full restoration of the Rochdale Canal.  The
canal had been severed by the M62 and the use of the CPO allowed the restoration to be
completed with a new route passing through an existing underpass.xxv

7.33 Furthermore, the Welsh Ministers have a number of functions under the National
Parks and Access to the Countryside Act 1949 (c. 97) in relation to CPOs which are
exercisable solely by the Assembly.  In contrast the use of CPO by the National Park
authority in Scotland’s National Parks extends to the compulsory purchase of any land
situated within the National Park for the purpose of its functions, (Schedule 2, 5).xxvi  It is too
early to assess the use of CPOs within the new National Parks.

7.34 Murning Dundas and Montagu Evans suggest that the use of CPOs may increase in
the future partly due to current planning policies supporting the redevelopment of brownfield
sites in town centre locations and an increase in infrastructure projects.  Additional pressures
for the increased use of CPOs may come about as a result of changes in planning policy and
alterations in the available land supply.   There also is some wider consensus that CPO
powers for local authorities will be strengthened.xxvii  However, unless the procedural
problems highlighted by recent research are clarified, increased use of CPOs may not become
a practical reality.

7.35 NPPG15 also states that there are other mechanisms that can be used by local
authorities to help adopt a more positive and proactive approach to providing development
opportunities in rural areas such as through identifying sites and helping with site assembly,
before suggesting the use of CPOs.  Providing greater guidance on how to facilitate these
processes may provide a more amenable and facilitative approach to promoting rural
development than the use of CPOs.

7.36 Very few examples of local authorities using CPOs to secure land for development
emerged during the course of the study.  Most consultees felt that land acquisition was much
less of a problem in rural as opposed to urban settings.  In general, CPOs themselves were
regarded as an unwieldy tool which would only be used as a last resort.  Exceptions to this
included Stirling Council, which has worked with Communities Scotland and Scottish
Enterprise to use CPOs to assemble sites for social housing in some communities.  Scottish
Borders Council and Scottish Enterprise Borders have also worked in partnership to acquire
land for investment at strategic locations in the area.
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LAND SUPPLY IN RURAL AREAS: CONCLUSIONS

7.37 These findings suggest that although land use planning is only one part of the rural
and supply jigsaw, there is scope for policy and development control to be undertaken in a
more imaginative way to address issues such as the availability of infrastructure.  Whilst it
may seem to be sufficient to designate land, the type and quality of the sites are more likely
to influence their development than the fact that it is supported in the local plan.  In addition,
the competing pressures for development within commuter areas and the lack of market
flexibility or interest in remote areas, means that emerging zonal approaches may prove more
effective than allocating sites which could either be ignored by investors or be put under
pressure to accommodate demand for residential development.

7.38 NPPG15 goes some way towards providing guidance on the ways in which land
supply could be achieved.  The advice on partnership working has been regarded as useful by
some local authorities, but could be taken much further.  The emphasis on traditional tools
such as CPOs is potentially less relevant for rural areas where other issues are more prevalent
than land ownership concerns.  The need to consider rural land supply in relation to market
demand and land prices is clearly central to this process.

Land supply in rural areas: Key Issues

• Recent research on the supply of land for rural development highlights the need to take
into account different market needs in different areas and the particular difficulties in
providing land for affordable housing.

• The factors influencing land supply are complex, requiring a clear understanding of
these factors and how they interact and affect the supply of land in rural areas.
Consultees from planning authorities and the development sector noted that planners
often do not have the necessary knowledge or skills to take account of market or
viability issues.  This was particularly the case in relation to the supply of affordable
housing.  Issues of commercial sensitivity mean that this is a difficult area to achieve
partnership and dialogue.

• There is widespread consensus that there is not sufficient land to accommodate
development needs in commuter and intermediate areas. However, the case studies
showed that there is significant variation in land availability, with sufficient land having
been identified in more remote areas, but a lack of development as a result of constraints
such as infrastructure and lack of interest by the market. There is particular pressure for
identifying land for all types of housing – with development interests suggesting that a
more radical approach to allocations is required.

• Community fears as well as aspirations are also restricting land availability in many
rural areas, with the public seeking to maintain the character of the countryside through
the planning system.

• Alternative approaches to land allocations are emerging in some areas, most notably
the zonal approach which provides greater market flexibility and could help to overcome
current tendencies towards defensive planning arising from development pressure.
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Further policy advice and examples of good practice would be welcomed by many
planning authorities.

• In some areas, partnership working has been used to assist in the process, as
recommended by NPPG15.  However, such practice remains informal and inconsistent
and relies on the willingness and trust of the partners that are involved.  Issues of
commercial sensitivity, and in some cases a perception that close working could lead to
accusations of corruption, may be discouraging private – public partnerships.

• There has been very limited use of CPOs to achieve rural land supply, with most
consultees regarding it as an inefficient and unnecessary approach within rural areas.
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CHAPTER EIGHT CONCLUSIONS AND RECOMMENDATIONS

INTRODUCTION

8.1 This research has aimed to evaluate the effectiveness and continuing relevance of
NPPG15 and to determine key issues which should be taken into account in any future
reviews of the policy.  This Chapter concludes the report by drawing conclusions on the key
findings of the research, and making recommendations on key issues which emerged during
the course of the study.  Firstly, it focuses on the overall role of NPPG15 as a whole,
considering the influence which it has had on the planning system, and scope for further
improvements.  This is followed by more detailed consideration of the key findings relating
to specific topic areas (as discussed in the previous chapters), setting out recommendations
for future action on the basis of each.

OVERVIEW OF THE RESEARCH FINDINGS

8.2 The key issues defined at the end of each of the preceding Chapters highlight a range
of issues which any future reviews of NPPG15 should take into account.  The research
concludes that NPPG15, as it currently stands, does not contradict any of the research, policy
or ideas which have emerged since it was published in 1999.  The study did not highlight any
key areas where the policy set out in NPPG15 has been consistently misinterpreted or where
there have been resulting problems for decision makers.  The policy has stood the test of time
remarkably well, particularly in light of the changes affecting rural Scotland which have
occurred in recent years.  Most areas where change is required reflect the evolution in
thinking and the need for advice to complement policy.

8.3 However, there is a need to take a step back from these findings to reflect on the role
of NPPG15, particularly as it relates to the future of rural Scotland.  A number of factors have
come together to suggest that there may be benefits in undertaking a more fundamental
review of rural policies.  Underpinning these factors are a number of significant changes in
the way we now think about rural areas and their communities, local economies and
environment.

8.4 Much of the second half of the twentieth century saw policies based on the idea of
preservation.  These reflected the explicit recognition of the value and importance of the rural
environment and the introduction of a series of designations designed to safeguard the most
important landscapes and nature conservation sites.  This process occurred throughout the
UK, resulting in Scotland in the designation of National Nature Reserves, Sites of Special
Scientific Interest and National Scenic Areas, together with more local designations such as
Areas of Great Landscape Value.  The early emphasis within such areas was upon preserving
the environmental quality and character of these special rural areas. In addition Green Belts,
although primarily a tool for strategic planning and able to be adjusted over time, are seen in
the public mind as permanent and a type of parkland. There are extensive Green Belts around
the largest Scottish Cities.

8.5 The 1980s and 1990s saw a shift from ‘preservation’ to ‘conservation’, reflecting the
view that we should not and often cannot prevent environmental change and we should
therefore be trying to manage it positively instead.  This change in emphasis was reflected in
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a range of policy interventions and in grant mechanisms such as agri-environment schemes
which aimed to secure positive environmental change.  At the same time, there was a
growing concern that a policy emphasis on conserving the best parts of the environment was,
in some places, resulting in declining environmental quality outside designated areas.  As a
result policies began to place increased weight on understanding, planning and managing the
wider countryside.

8.6 While this change signalled a move to a more positive and holistic approach, there
continued to be an emphasis on rural areas’ environment at the expense of their social and
economic needs.  This, in turn, led to growing tensions (perceived and real) between
conservation and development interests and the view that ‘urban based’ conservation policies
were conflicting with more local economic needs and interests.

8.7 These tensions reflected a growing appreciation that it is simply not possible to
separate environmental conservation from consideration of the local community and
economic activity upon which it is mutually dependent.  Conservation of valued landscapes,
for example, will often be unsustainable if land management activities and the local
community are experiencing decline.  Recent years have therefore seen a recognition that
policies for rural areas need to be integrated, considering the needs of communities and the
local economy alongside those of the environment.  This has highlighted the interdependence
of different aspects of sustainable development and the need to achieve a balanced approach.
For example, although the aim might be to secure conservation of a valued landscape, this
might very well need economic development to sustain the local community and maintain the
patterns of land management that created that landscape.  Equally, it may be necessary to
accept an increase in car use in a rural area if this is the only way of keeping local businesses
and communities viable.

8.8 When published in 1999, NPPG15 reflected the development of thinking in this area.
In particular, it included the following:

• A more integrated view of planning’s role in rural areas, including social and
economic alongside environmental issues;

• A more holistic view of rural areas, emphasising the importance of planning and
managing undesignated as well as designated areas;

• A more positive view of planning’s role in rural areas, with an increased emphasis
on facilitating appropriate forms of development and encouraging environmental
enhancement as well as conservation.

8.9 By introducing the concept of the rural typology, NPPG15 also recognised that
development pressures and needs vary across rural Scotland and there is a need to develop
local policies that reflect such differences.  The growing emphasis on understanding the
character of the local environment (eg through landscape character assessment) and on
involving local communities more effectively in rural planning, has underlined the
importance of developing policies that reflect local needs, sensitivities and opportunities.

8.10 While NPPG15 is widely recognised as having advanced the rural planning agenda, it
may have helped stimulate a wider debate about the future of rural Scotland.  In particular,
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there are growing calls for some form of clearer vision for the role of the planning system in
achieving sustainable rural development.  This call reflects the following factors:

• The evolution of planning policies from environmental preservation towards
integrated and sustainable rural development has, perhaps, made the objective of
planning less tangible and definite.  The policy of preserving well defined areas
has been replaced by a series of broader and interdependent objectives. While the
direction of these policies is clear, the overall objective is less so.  The lack of a
‘bigger picture’ may make it difficult to achieve a balanced and integrated
approach, particularly in terms of development control decisions.

• The increasing emphasis, reflected in NPPG15 on the positive role of the planning
system in rural areas underlines this uncertainty and lack of overall focus.  What
should proactive policies and initiatives be trying to achieve?

• The continued economic crisis facing the agricultural sector in particular is raising
fundamental questions about the future of land management and even the
continuation of existing patterns of land management.  While policies and grant
mechanisms are shifting away from production and towards stewardship,
significant uncertainties and associated implications for the rural environment and
communities remain.

• The growing emphasis on tailoring planning policies to the range of different
conditions across Scotland has further highlighted the need for balance between
national policy direction and local discretion.  There is a need for national policy
principles that set the parameters for more local policy development.

8.11 These issues raise questions about what we are trying to achieve in Rural Scotland.
Such questions clearly extend beyond the planning system but have significant implications
for the emphasis and role of the successor to NPPG15.  Establishment of the Scottish
Parliament provides an opportunity to explore these issues and to define a vision for the
future of Rural Scotland.

8.12 Such a vision could define overarching social, economic and environmental
objectives, forming the context for national policies specific to different areas of government
responsibility.  In essence, it would help define the overall direction of national policy and
help secure policy integration across government departments.

8.13 A successor to NPPG15 might sit within this overall framework.  It would describe
how the planning system should help achieve the national vision for rural Scotland and would
set out a series of policy principles to guide the development of policies at strategic and local
levels. These policy principles could, for example, cover issues such as role of rural
typologies, facilitating rural and farm diversification, the need to protect nationally important
environmental assets and the need for enhancement as well as conservation.

8.14 The policy principles could be concise, suggesting a format different from other
Scottish Planning Policy.  They could be supplemented by a suite of Policy Advice Notes
providing additional guidance on the main issues, designed to help planning authorities
translate the national policy priorities into policies that reflect the specific needs and
opportunities of their area.  Although this would create a mosaic of different policy responses
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(reflecting the variety of conditions and characteristics found across rural Scotland), they
would be united in their overall aims and direction.

8.15 Partnership is already an important part of rural planning and is reflected within
NPPG15 as it currently stands.  The development of a national vision for rural Scotland and
its translation through the planning process to development on the ground is dependent on
effective and inclusive partnerships at all levels.

8.16 This discussion implies the need for a fundamental national debate about the future of
rural Scotland and the reflection of such a debate in the focus and emphasis of the successor
to NPPG15.  While this is reflected throughout the remainder of this chapter, many of the
research findings and recommendations have wider currency and should be reflected in
revisions to the existing document, whether or not such a debate takes place.

FUNCTIONAL ASPECTS OF NPPG15

8.17 The key research findings in relation to the clarity of policy intentions and overall
ease of use are that:

• NPPG15 is considered to be well written and understandable.  The document
reflects the style and structure of other NPPGs in the series.

• There is concern that NPPG15 does not provide a clear distinction between
policy and guidance, however, this relates more to the role of the NPPG series as a
whole, as opposed to any specific aspect of the guidance itself.

• The cross sectoral role of NPPG15 means that NPPG15 tends to be referred to
less frequently, than other more sectoral focused policies within the series.

• There are some key gaps in NPPG15 as it currently stands, mainly arising from
wider changes relating to rural areas.  This reflects the difficulty of providing
national policy which is sufficiently detailed, but which also stands the test of
time.

• Despite reservations about the current format of NPPG15, there was broad
support in principle for having a single piece of guidance relating to rural
areas.  However, there is a need to consider ways in which the policy could be
developed in such a way that it is more useful to local authorities.

• Local authorities are particularly supportive of additional policy and advice which
helps them to deliver the principles of NPPG15 on the ground – a process related
emphasis.  This is particularly the case in relation to more proactive and positive
aspects of rural planning.

8.18 These points suggest that NPPG15 may be experiencing something of an identity
crisis.  Firstly, although the document does include some ‘unique’ policies, in some respects
the document acts as a digest for other policy statements.  Many users go directly to more
detailed documents.  Secondly, as noted above, the distinction between guidance and advice
is insufficiently clear.  The description of the rural typology provides the best example, with
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some authorities viewing it as policy rather than as an illustration.  The blurring of this
distinction can weaken the weight that is attached to the key policy messages. The following
recommendations aim to address these issues.

Recommendation 1: NPPG15 should contribute towards a vision for the future of rural
Scotland, setting out a series of aspirations and describing how the planning system can
contribute to their realisation.  Such a vision should be the result of an inclusive process,
reflecting the views of the full range of rural stakeholders.  It should indicate the overall
tenor and direction of policy but should allow sufficient flexibility for the definition of
visions for individual planning authority areas.  This hierarchy of visions will define the
direction and emphasis for planning policies and the context for individual development
control decisions.

Recommendation 2: The focus of NPPG15 should be sharpened. While there is a
continued need to cross reference other key policy statements that are relevant to policy
formulation and development control, the document should not aim to summarise these.
A checklist or reference list should be included instead.

Recommendation 3: NPPG15 should go further in key policy areas that are specific to
rural areas.  These might include rural diversification, farm diversification and policies
towards sustainable development in rural areas.  It is possible that the resulting
document will take a different form to topic based policy such as the recently issued
SPP3.

Recommendation 4: The current distinction between policy and advice should be made
even clearer by placing advice and guidance in one or more Planning Advice Notes.
These should provide guidance on issues such as those set out below:

• Rural typologies;

• Rural diversification/farm diversification;

• Partnership working for rural development;

• Rural infrastructure;

• Achieving sustainable development in a rural context;

• Community participation and rural planning;

• Affordable rural housing;

• Enhancing the rural environment.

Such guidance should draw on examples of current practice, to shed light on the
processes which local authorities can develop to help realise the overall vision for
sustainable rural development within their area. The development of accompanying
guidance should be accompanied by an emphasis on procedural advice.
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Recommendation 5:  The Scottish Executive should consider repositioning NPPG15
higher in the list of national policy documents.  The title of the revised document should
also be revised to reflect a more visionary and aspirational focus.  One option would be
‘Planning for a sustainable rural Scotland’.  The Executive should ensure that other,
topic based, policy guidance adequately reflects rural issues.

Recommendation 6: NPPG15 should seek to ensure that a clearer vision for rural
Scotland encompasses the key policy gaps which were identified during the course of the
study.  These included:

• Renewable energy;

• The Land Reform (Scotland) Bill;

• Fisheries, fishing communities and fish farming;

• Second homes;

• Special issues relating to island communities;

• Wider tourism policy;

• Airports and other major transport infrastructure projects;

• Infrastructure provision and expansion;

• Community planning.

THE CHANGING POLICY AGENDA AND THE CONTINUING RELEVANCE OF
NPPG15

8.19 The study also focused on the way in which NPPG15 as it currently stands relates to
research, policy and advice which has emerged since its publication in 1999.  The key
findings from this part of the study are that:

• NPPG15 appears to have effectively anticipated the policy direction of
sustainable development which has emerged since 1999.  In particular, it seeks
to emphasise the importance of taking into account social and economic aspects of
sustainability alongside environmental concerns.

• NPPG15 is largely consistent with other planning policies which have been
published since 1999, although the new series of SPPs replacing NPPGs now
provides the context for any future policy developments.

• Transport policy also appears to be in line with NPPG15, although the
research findings suggest that it could go further in helping planning authorities to
reconcile issues of development location and accessibility by sustainable
transport.
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• NPPG15 is supportive of the general shift in European policy away from an
emphasis on agriculture and production towards integrated rural development.
However, the policy could benefit from being updated in relation to structural
fund programmes, the review of the CAP etc.

• Whilst NPPG15 makes reference to Community Planning, this has clearly moved
on since 1999.  This suggests that further consideration of the benefits of, and
processes for, reconciling formal strategic policy and less formal grassroots
projects would be beneficial.

• NPPG15 does not reflect the significance of the issues being faced by the land
management, and in particular agricultural sector, largely as a result of
unforeseen developments from within the industry which have taken place since
1999.  Whilst some may consider these issues to be beyond the remit of planning,
it is important that their implications for rural planning as a whole are not
overlooked.

• NPPG15 is not incompatible with more recent policy relating to the
environment, but could provide more help towards realising key aims such as
promoting renewable energy and achieving environmental enhancement.

8.20 It is evident, therefore, that NPPG15 either anticipated, or is compatible with the
majority of policy developments that have taken place since it was published in 1999.  The
research identified areas where further elaboration is required within NPPG15 in order to
provide additional advice or address potential conflicts.  These areas include the interface
between community planning (which was in its infancy in 1999) and local plan processes,
ways of balancing the transport effects with other social, economic and environmental
objectives, and ways of achieving environmental enhancement as well as conservation.
Finally, the research noted the continuing crisis in agriculture and the importance of
strengthening links between planning and land management.  The need for guidance on
community planning and environmental enhancement was highlighted in Recommendation 4.
They are addressed further later in this chapter.  Recommendation 7 therefore concentrates on
the relationship between planning and transport, and the land management sector.

Recommendation 7: Whilst NPPG15 remains compatible with most other policies and
advice emerging since 1999, there may be scope for expanding its emphasis on issues
which have grown in importance in recent years. In particular, future versions of
NPPG15 should give further consideration to the ways in which guidance on
development location can be reconciled with the sustainable transport agenda.  Future
visions for rural areas should also explore in more detail the relationship between
planning and land management.

NPPG15 AND SUSTAINABLE RURAL DEVELOPMENT

8.21 The underlying theme of achieving sustainable rural development lies at the core of
NPPG15.  The analysis showed that whilst the document goes some way towards achieving
its stated aims in this regard, more could be done to take planning forward from an emphasis
on regulating rural development towards a more positive role.  The following key findings
were identified in relation to this aspect of the study:
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• The principles set out in NPPG15 on achieving social and economic, as well as
environmental, sustainability continue to be difficult to achieve in practice.
The reasons for this vary between areas with positive planning being limited in
commuter areas where development pressure is high, and remoter areas not having
sufficient demand or infrastructure to secure new investment.

• Infrastructure is a key constraint to development and positive planning in many
rural areas.  Whilst not entirely a planning issue, this should be recognised and
addressed within both national policy and more local plans.

• Policies for the re-use of buildings for development tend to be relatively
prescriptive requiring high standards of finishing and limiting conversions to
properties which are relatively intact.  There is concern that this is limiting the
potential for economic or affordable development proposals, with high cost
residential schemes being required to maximise the return on high development
costs.  There may be scope for reconsidering this approach if a more practical
approach to positive planning in rural areas is to be developed.

• Sustainable transport is recognised as a relevant issue in most plans and policies,
as suggested within NPPG15.  However, there are limited examples of policies
which aim to reconcile the potential conflict between development location in
rural areas and accessibility.

• The principle of achieving environmental enhancement is supported by
NPPG15, but at the local level planning authorities are unsure of the scope which
they have for achieving this.

8.22 This part of the research therefore identified a number of detailed issues which relate
to the practical implementation of ‘sustainable rural development’.  Some of these issues
would benefit from an aspirational vision of what the planning system is aiming to achieve in
rural areas.  There is a need for such a vision to be balanced with more detailed national
policy and good practice advice.  Key concerns relate to the balancing of social,
environmental and environmental aspects of sustainable development reflecting the fact that
compromises in one area are sometimes required to secure more significant benefits in other
areas.  The examples of transport impacts and the re-use of redundant farm building illustrate
the need for such balance and the difficulties that may result where national policies are
overly prescriptive.  This part of the research also highlighted the problems associated with
infrastructure provision and the importance of ensuring that it is brought more fully into rural
planning. The following recommendations aim to address these issues.

Recommendation 8: Future versions of NPPG15 should move towards addressing issues
of sustainable rural development in a more integrated way.  In particular, policy should
move forward from focusing on the ways in which social, economic and environmental
aims of sustainability can be balanced, towards a more positive win-win situation where
communities, their economies and environments are recognised as being mutually
interdependent and reinforcing.  Such an approach could underpin a more positive
policy emphasis.
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Recommendation 9:  Further consideration of the role of infrastructure in relation to
achieving rural development should be undertaken as a priority.  Key issues include
water and drainage, transport, education and other local services.   This should form an
integral part of the development of a strategy for development in more remote rural
areas.

Recommendation 10: The Scottish Executive should consider providing new policy or
advice on the regulations associated with the reuse of rural buildings.  Whilst there is a
continuing need to maintain environmental quality, there may be scope for developing a
more flexible approach to this aspect of the policy, particularly in terms of defining
rural brownfield sites.

Recommendation 11: Further consideration should be given to the ways in which
guidance at the national level can help planning authorities to achieve environmental
enhancement both through the development of policy and operation of the development
control process.  While NPPG14 on Natural Heritage also addresses the issue of
enhancement and explores the use of planning conditions and agreements, there is a
need for good practice guidance focusing on plan preparation and policy formulation.

RURAL TYPOLOGY

8.23 The study focused on the recommendations that planning authorities should develop
and apply typologies for rural areas.  This concept relates to the recognition within NPPG15
that rural areas are not homogenous, with different policies being required to address varying
issues.  This was considered to be a potentially positive and useful aspect of the policy as it
currently stands by many consultees.  The key findings were as follows:

• On the whole, the study identified consensus that rural typologies are an
effective tool for policy making.

• However, the approach set out in NPPG15 has been debated, with concerns
relating to a perception that it is too ‘urban based’, insufficiently flexible and
too broad brushed to accurately reflect local circumstances.

• Several exceptions to the ‘commuter/intermediate/remote’ criteria were identified
during the course of the study, supporting the need for further consideration of the
guidance.

• Despite these reservations, but not necessarily as a result of NPPG15, there have
been numerous examples of good practice in developing rural typologies at the
local level.

• Innovative approaches include defining areas in accordance with their capacity
to accommodate development or highlighting declining communities where
growth is required to support local services.

• There is scope for providing further guidance on the use of rural typologies,
particularly focusing on the processes which can be used to classify areas.
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• The typology has a clear role to play in formulating policy.  However, this
approach may contribute less to the aim of stimulating development in remote
areas as other factors act as constraints regardless of the policy context.  The
influence of the typology on development control decision making should
therefore continue to be monitored as it remains too early in the process to draw
definitive conclusions.

8.24 These points confirm the value of using some form of rural typology to develop
policies that reflect the diversity of circumstances across Scotland.  Although the typology
described within NPPG15 is intended to be illustrative, there appears to be some
misunderstanding on the issue.  Additional advice in the form of a Planning Advice Note
could clarify its status and explore different approaches and scales of typology.  There may
be merits in combining a ‘top down’ approach based on proximity to large urban areas with a
‘bottom up’ assessment of local characteristics, pressures or development capacity. The
following recommendation aims to address these issues.

Recommendation 12: The rural typology should continue to be supported as a key tool
for rural policy and decision making.  However, such advice might best be delivered
through a more detailed Planning Advice Note, which explains more about the
processes of developing and applying typologies at the local level.  There is considerable
scope to draw from current practice to illustrate such advice.  Particular emphasis
should be given to the ways in which the typology relates to policy formulation, and the
wide range of criteria which could be used to classify areas.  Consideration should be
given to combining a ‘top down’ typology based on judgements about development
pressures, with finer grain ‘bottom up’ approach based on key local characteristics or
issues.

DIVERSIFICATION

8.25 The second study focus area related to the extent to which NPPG15 is helping to
support and promote proposals for rural and farm diversification.  Most of the study findings
focused on aspects of farm diversification, although the conclusions identified the importance
of giving further consideration to the ways in which such projects can contribute to the
sustainability of wider rural communities and economies.  The key findings relating to this
issue were as follows:

• In general, the positive emphasis in NPPG15 on diversification was welcomed.
However, several issues which would benefit from further guidance were also
identified.

• At present there is a lack of clarity about whether projects are indeed
diversification, or whether they are merely development in a rural area.  NPPG15
presently provides too narrow a definition to help clarify these issues,
overemphasising some types of projects and lacking recognition of others.

• Particular concerns relate to currently high levels of demand by farmers to sell
parcels of land for residential development.  No consistent approach to such
applications has yet been developed, with case study authorities taking opposite
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views.  There is a need for further guidance on such proposals which gives full
consideration to the changing role of farming in Scotland.

• Although it notes that it is an issue, NPPG15 does not currently provide sufficient
advice on the incremental impacts of diversification projects or the potential
for projects to evolve over time.

• National policy should emphasise the importance of not isolating diversification
as a separate policy issue.  Wider integration of the issue within other aspects of
policy making in development plans could help to overcome the difficulty of
assessing projects against more urban policies.

• It is also important to ensure that farm diversification projects are set within
the wider context of rural communities and economies.  There is a common
concern that some diversification projects are assessed in isolation without
reference to the potential contribution to the aim of securing a healthy and diverse
rural Scotland.  At worst, the research highlighted examples of ‘urban’ policies
being inappropriately applied to farm diversification proposals.  While this partly
points to the importance of  ensuring development plans contain appropriate
policies for rural areas, it also highlights the potential value of a clear vision
setting out what planning should be aiming to achieve in rural areas.

• There may be a need to reconsider the current emphasis on diversification
projects which make use of existing or converted buildings.  This reflects the
wider discussion set out in Chapter 4 about the development economics and
regulation of reuse of rural buildings.

8.26 These points confirm the importance of diversifying the rural economy.  However, the
research indicated that interpretations of diversification, and policy responses, vary
considerably.  This is another area where policy making and development control would
benefit from a clearer and more aspirational statement describing what the planning system in
rural Scotland should be aiming to achieve.  It is also an area where it is important to consider
sustainable development in the round.  The difficulty of accommodating some diversification
projects in redundant buildings was highlighted in this respect.  The following
recommendations aim to address these issues.

Recommendation 13: Any future vision for rural Scotland, set out in a revised NPPG15,
should aim to provide a clearer definition of rural diversification and its relationship
with farm diversification.

Recommendation 14: Further, more detailed guidance or advice is required relating to
the ways in which planning authorities can evaluate and promote diversification
projects.  This should include a review of the types of projects which could be
developed, and should encourage both planning authorities and potential applicants to
consider a much wider and more imaginative range of ideas and opportunities.

Recommendation 15: Such guidance would most effectively be developed by a number
of departments within the Scottish Executive working in partnership.  It would be
particularly beneficial to ensure that planning issues are discussed in relation to land
management needs and market opportunities.
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RURAL LAND SUPPLY

8.27 The final part of the study focused on the ways in which NPPG15 has assisted with
providing an adequate and appropriate supply of land for development in rural areas.  This
aspect of the review aimed to focus primarily on the supply of land for economic
development, although as the work progressed, it became clear that this could not be
considered in isolation from the housing market.  The key findings relating to this topic area
were as follows:

• Recent research on the supply of land for rural development highlights the need to
take into account different market needs in different areas and the particular
difficulties in providing land for affordable housing.

• Consideration of land supply is complex: requiring an understanding of the
ways in which various interests can compete for land.

• There is widespread consensus that there is not sufficient land to accommodate
development needs in commuter and intermediate areas. However, the case
studies showed that there is significant variation in land availability, with
sufficient land having been identified in more remote areas, but a lack of
development as a result of constraints such as infrastructure and lack of interest by
the market. There is particular pressure for identifying land for all types of
housing – with development interests suggesting that a more radical approach to
allocations is required.

• Community aspirations are also restricting land availability in many rural
areas, with the public seeking to maintain the character of the countryside through
the planning system.

• Alternative approaches to land allocations are emerging in some areas, most
notably the zonal approach which provides greater market flexibility and could
help to overcome current tendencies towards defensive planning arising from
development pressure.  Further policy advice and examples of good practice
would be welcomed by many planning authorities.

• In some areas, partnership working has been used to assist in the process, as
recommended by NPPG15.  However, such practice remains informal and
inconsistent and relies on the willingness of all partners to maintain an objective
perspective.

• There has been very limited use of CPOs to achieve rural land supply, with most
consultees regarding it as an inefficient and unnecessary approach within rural
areas.

8.28 The research therefore found that the supply of land was influenced more by
development plan allocations, market conditions, and infrastructural capacity than by issues
of land ownership or fragmentation.  A key concern is the dual nature of the rural property
market, particularly in commuter areas, where private residential uses often command land
values that preclude the development of affordable housing or employment uses.  Some
planning authorities are moving away from industrial land allocations, reflecting both the
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difficulty in anticipating accurately the needs of new development and the pressure to
reallocate the land for residential use.  A number are identifying more flexible ‘rural
development zones’ where policy criteria govern the consideration of proposals for industrial
or economic uses.  The research also highlighted the importance of building partnerships as a
means of developing rural development strategies and addressing infrastructural constraints.
The following recommendations aim to address these issues.

Recommendation 16: There is a need for national policy and advice which gives fuller
consideration to the ways in which competing development interests can be
accommodated in appropriate areas.  Such advice might most usefully draw from
emerging approaches to land allocations which provide a more flexible approach than
identifying specific sites.  In particular, the benefits of the zonal approach as a means of
encouraging investment in areas where need is greatest should be monitored and used
to inform any future guidance on this issue.

Recommendation 17:  Any future vision for rural Scotland should seek to play a wider
role in influencing stakeholders.  By setting out a clearer agenda for where development
will and will not be encouraged, policy could help to overcome the lack of recognition of
specific stakeholders of their relationship with the ‘bigger picture’ for rural areas.

Recommendation 18: Future policy or guidance should aim to promote more formal
structures for partnership working, particularly between planning authorities and
development interests.  These could include ‘development forums’ at planning authority
level, and could include representatives of the authority, Scottish Enterprise,
development interests, communities, SEPA, SNH and Historic Scotland.

Recommendation 19:  Future policy on land supply in rural areas should move away
from the current emphasis on the use of CPOs for site assembly.
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