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What is a 
buffer area?

• Restriction on development 
within a specified area

• Control the coalescence of built 
up areas

• Protect local character and 
identity 

• Protect areas of special 
landscape, views of countryside

• Protect ecology, areas worthy of 
environmental conservation



What is a 
buffer area?

• Control the coalescence of 
built up areas
• Need to identify a specific area 

rather than features

• Easy to define and evidence

• Capable of presenting a strong 
evidence base 



Policy 
context for 

a buffer 
area

NPPF Para 170: 

• protect the character of the open 
countryside 

• conserve and enhance the natural 
environment

NPPF Para 125:

• Policies should be based on an 
understanding and evaluation of 
the defining characteristics of the 
area



When is it appropriate to develop a 
buffer area policy?

Protect the 
countryside

Protect 
ecology

Landscape 
protection

Coalescence 
of towns 

and villages

Sufficient protection is not being 
provided by national or local 

planning policy



Emergence of buffer areas

Open Countryside 
Buffer Area (Cressing
NP)

Local Landscape 
Protection Zone 
(Salings NP)

Green Coalescence 
Buffers (Coggeshall NP)

Policy LPP 72 Green Buffers (Braintree LP)

Green Belt Policy

Protect the 
countryside

Protect 
ecology

Coalescence of towns and villages

Landscape 
protection

Coalescence 
of towns 
and villages



Green Belt

Purpose of Green Belt:

• check the unrestricted sprawl of 
large built-up areas

• prevent neighbouring towns 
merging into one another

• to assist in safeguarding the 
countryside from encroachment

• to preserve the setting and special 
character of historic towns

• encourage brownfield 
development



Policy LPP 72 
Green Buffers 

(Publication 
Draft Braintree 

Local Plan)

• Policy provides additional 
protection

• To maintain gaps between urban 
areas and the surrounding 
villages

• Aims to prevent main towns and 
villages coalescing

• Identified 4 areas which require 
additional protection



Bocking

High 
Garrett

Braintree 
extension

Braintree

Panfield



Case Study: Cressing Neighbourhood Plan
Production of a buffer area



Case Study: Cressing Neighbourhood Plan
Production of a buffer area

Protect the 
countryside

Protect 
ecology

Landscape 
protection

Coalescence 
of towns 

and villages



Developing 
an evidence 

base

• Search existing information / 
policy

• Pattern of development in the 
area

• Potential for future development 
in the area

• Impact of future development on 
the area
• Coalescence 

• Landscape

• Ecology

• Protection of the countryside



Developing 
an evidence 

base

Search existing information / policy

• National policy context

• Local policy context
• RLP Policy 58 Galleys Corner Special 

Policy Area

• BDLP LPP 47 Transport Related Area

• 'the site forms part of the gap between 
Braintree and Cressing and control of 
development is required to limit the type 
and extent of development, preventing 
coalescence of the two settlements’.

• BDLP LPP 12 Retail Warehouse 
Development, extension of retail uses in 
the area



Developing 
an evidence 

base

Search existing information / policy

• Local Plan evidence base
a) Evaluation of Landscape Analysis –

medium-low capacity to accommodate 
new development
• Refers to character, visibility in the area, 

encroachment of settlements

• Topography and impact on visibility of new 
development

• Ability to successfully screen development in 
the area

b) Landscape Character Assessment
• Two distinct landscape character areas



Developing 
an evidence 

base

1960

2017

1945

Pattern of development



Developing 
an evidence 

base
Future development 
in the area



Developing 
an evidence 

base

Impact of future development on 
the area

Coalescence
• Proximity to Braintree
• Development pressures
• Approved development

Landscape
• Landscape analysis conclusions
• Topography
• Features of the area
• Impact of development in this 

area compared to other areas
• Landscape Character Areas



Developing 
an evidence 

base

Impact of future development on 
the area

Ecology
• Wildlife identified in the area
• Important trees, hedgerows
• Lanham Wood Local Wildlife Site
• Network of field ponds and 

associated aquatic species 
• 2 common land areas

Protection of the countryside
• Area of farmland and open 

countryside
• Rural character of the area



Process of creating a buffer policy
Assess existing policy and need for a buffer policy

Protect the 
countryside

Coalescence 
of towns 

and villages

Assessment of proposed buffer area

Evidence base

Landscape 
protection

Neighbourhood Plan Buffer Policy

Protect 
ecology

Option 1

No buffer policy 
required, rely on 

existing policy

Option 2

Identify issues, use 
NP to outline when 

and how 
development in the 

area may be 
acceptable.  No 
specified buffer 
area required

Option 3

Create a specified 
buffer area and 

associated policy



Identify the 
location of 
the buffer

The identification of a buffer area should:

• Be focused on the area of the Parish 
most at risk;

• Be restricted in its coverage to ensure 
that it does not seek to artificially 
constrain future development;

• Be closely aligned to key environmental 
/ landscape features;

• Take account of existing structures and 
features of the landscape which may 
affect the potential impacts of 
development, such as roads and railway 
lines;

• Take account of land allocated / 
approved for development; and

• Take account of proposed strategic 
infrastructure projects.



Cressing NP Open 
Countryside Buffer

Buffer extent:

North – Braintree 
urban fringe, new 
A120 preferred route

East – Lanham Farm 
Road

South – Lanham 
Wood, Tye Green 
Village

West – Railway line

Creation of 
a buffer 

policy



Cressing NP Open Countryside Buffer Policy

Creation of a buffer policy

Policy 3: Maintaining the Character and Integrity of the Parish  

A) An Open Countryside Buffer Area is defined as identified in Figure 5. Proposals for 
development in the Open Countryside Buffer Area should demonstrate that they will:: 

i. enhance the rural character and appearance of Cressing Parish; 
ii. maintain and enhance the physical gap in development between the urban fringe of 

Braintree and settlements within Cressing Parish; and 
iii. are of a scale, massing, and visual appearance which will not detrimentally impact 

upon the rural character and appearance of Cressing Parish, including the setting of 
Tye Green and Cressing village;  

 
B) Any development in the Open Countryside Buffer Area associated with new strategic 

infrastructure should provide significant benefits to the wider area and seek to mitigate any 
detrimental impacts on the character and appearance of the Open Countryside Buffer 
Area. 
 

C) Any proposals for development in the Open Countryside Buffer Area identified within 
Figure 5 should include a visual impact assessment, clearly outlining the impact of 
development on the character and appearance of the surrounding area, and 
demonstrating the impact of the development and proposed mitigation measures on views 
from the Parish including Tye Green and Cressing village. 
 

D) Development proposals located outside of settlement boundaries, or adjacent to 
settlement boundaries, will should demonstrate how they will maintain clear separation 
and avoid any potential coalescence between settlements within the Parish and adjoining 
Parishes.  This could include the use of additional green infrastructure features. 

 

 



Cressing NP Open Countryside Buffer Policy

• Comments from objectors
• Lacks justification
• A strategic issue – Braintree growth and new A120 route
• Back door Green Belt
• Not appropriate for inclusion in a NP

• View from the examiner
• Policy is more permissive than Green Belt policy
• A proportionate response to the risk of encroachment 
• Support by relevant evidence
• Boundary is justified and aligns with existing and future features
• Provides a defensible boundary

Creation of a buffer policy



Conclusions

• Research how other areas have 
approached similar issues

• Comprehensive evidence base 
– create a strong argument

• Consider options, is a buffer 
area the correct approach

• Consider the boundary 
carefully

• Ensure flexibility within the 
policy
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