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On 27 March 2012, the Government published the National Planning
Policy Framework (NPPF). The NPPF supersedes Planning Policy
Statement 5: Planning for the Historic Environment (PPS5) as
Government Policy on the management of change to the Historic
Environment in England.

Despite the changes, this Guidance still stands as English
Heritage's position on Enabling Development and the policy
approach is unlikely to change. References to PPS5 Policy HE11
can now be replaced with NPPF paragraph 140.

We are in the process of revising this publication:

e to reflect changes resulting from the NPPF and other
Government initiatives

e to incorporate new information and advice based on
recent case law and Inquiry decisions

For further enquiries, please email policy@english-heritage.org.uk

www.english-heritage.org.uk
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4.3.10

A solution that does not provide the means of meeting recurrent costs that cannot
be generated by the place itself is no solution at all. Normally there will only be a
single opportunity for enabling development without compromising the place

(see 5.4.4).

Most buildings at risk capable of beneficial use are taken up by commercial
developers or (in the case of houses) by private individuals. The latter, particularly,
may see viability as much in terms of meeting personal needs or aspirations for
their residence as in strictly financial terms, and take a longer-term view of the
difference between cost and market value. Most historic houses whose setting has
survived and which are not in serious disrepair can be expected to find a market
as houses, even if they have been recently in another use. In such cases, single
domestic use will generally be the ‘optimum viable use’ in terms of PPG 15.

The key expertise of the commercial sector lies in judging the market and taking
on the risks inherent in that judgement. This ability and expertise is, and will
remain, crucial to securing the future of most historic buildings that have become
functionally redundant. The mainstream commercial sector is not always best
placed to see the potential through the veil of dereliction, and may overestimate
the risks inherent in the repair of the historic fabric. However, there is a growing
number of niche developers who specialise in historic buildings, and are generally
better able to see potential and realistically estimate costs and end values.

Building preservation trusts (BPTs), as property developers with charitable status
and objectives, provide a vehicle for securing the future of some places that are
not attractive in commercial terms. Many, but not all, operate on a relatively small
scale, but interest from a building preservation trust can be a catalyst in prompting
owners to bring forward workable schemes to secure the future of buildings, or to
sell them. Increasingly, partnerships between BPTs or public-sector bodies and the
commercial sector can be part of the solution to historic buildings at risk. In the
context of enabling development, a trust may take on the repair and management
(or onward sale) of an historic building or landscape, funded through enabling
development undertaken by a developer. Another approach to public/private
sector partnership and risk management is for a trust or heritage body to acquire
an historic building, repair the structure and external envelope, and sell on the
result to a developer to fit out and market. This may be the only means of
unlocking potential if the current appearance of the place is so poor that major
works are necessary to generate any private sector interest at all.

Such approaches can bring together the expertise and skills of both sectors — the
commercial sector deals with the market risks, which it knows best; and the trust
deals with the risks inherent in the repair of the historic fabrics, which constitute
its area of expertise, and unlocks funding only available to non-commercial
bodies. They can result in more realistic and cost-effective proposals than either
party alone could put forward, as at Murray’s Mill, Ancoats, Manchester. The
Architectural Heritage Fund and the Association of Preservation Trusts can put
local authorities, developers and others in touch with appropriate BPTs.

UNDERSTANDING THE PLACE AND IDENTIFYING OPTIONS
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5.4.4

risks, and the public benefits, particularly securing the future of the significant place,
must normally be delivered at the outset. There is no mechanism for claw-back

if the financial outcome is better than anticipated; similarly there can be no
expectation of further enabling development if it is worse than anticipated.

Taking an incremental approach to enabling development, in which additional
enabling development is sought once the scheme is under way or completed, as a
means of recovering unforeseen or underestimated costs, is not an acceptable
practice. Such an approach distorts the process, because it is necessary to consider
the effects of the enabling development proposals in their entirety before deciding
whether the benefits outweigh the harm. The developer bears the risk — there

can be no ‘second bite of the same cherry’. This does not, of course, apply to

a strategic approach (for example to an historic estate), which is agreed at the
outset and implemented in stages.

‘It was accepted at the inquiry that the previously approved enabling development
appears to be in the process of implementation and there is no reason to believe
it will not be completed. It is clear, therefore, that the additional dwellings are not
linked to, or necessary on the basis of, securing the future of Coleorton Hall or
its grounds. On this basis, having regard to the definition in the English Heritage
document, the proposal cannot properly be described as enabling development.’
Coleorton Hall 2002

‘The “incremental approach” leads to a further distortion of the process. If

the original scheme had been framed and considered on the basis of a greater
conservation deficit (including holding costs), necessitating even more new housing
in the grounds, then its physical impact on the setting of the Hall and its surround-
ings may well have been judged to be too great. Planning permission may well
have been refused on that basis.” Coleorton Hall 2002

‘It appears to me that the [English Heritage] Guidance concentrates on the needs
of the asset and finding the solution that best meets those needs, rather than the
needs of any particular owner. Whether or not the two needs coincide, the
outcome must still be focused on the preservation of the listed building.’
Combermere Abbey 2005

The means of arriving at the market value of a completed scheme depends on the
type of development. For a residential scheme, the capital values of the completed
units are normally calculated using the comparison method. This involves
comparing, where possible, the actual sale prices of similar properties in the vicinity
to those in the proposed scheme, making adjustments based on professional
judgement and experience for minor differences in location, quality, communica-
tions, nearby facilities, etc. A more accurate approach involves calculating a sales
figure per square foot or metre from the sale prices of properties of comparable
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