Broads Authority

27 June 2008
Agenda Item No 11
Local Development Framework: Detailed Planning Policies:

 Submission Draft Development Plan Document
Report by Director of Planning and Strategy
	Summary:
The Broads Authority, in line with its approved Local Development Scheme, is progressing its Local Development Framework. This report sets out progress from the Preferred Options version of the Development Control Policies development plan document to the version for submission to the Secretary of State. Appendix 1 to this report sets out the submission draft detailed planning policies.
Recommendations:

                               

(i) To approve the draft Development Control policies with amendments if necessary. 

(ii)  To agree to delay submission in order to reconsider the wording of the flood risk policy. 

(iii) To agree the wording of the residential moorings policy for further informal consultation.

(iv) To take steps to amend the Local Development Scheme in accordance with the amended (2008) regulations. 




1
Introduction

1.1 The Local Development Framework (LDF) system replaces the previous development plan system of Structure and Local Plans.  It comprises the Local Development Scheme (LDS) which sets the timetable and programme for the production of the documents, a Statement of Community Involvement (SCI) which sets out when and how consultation and participation will be undertaken, Development Plan Documents (DPDs), which have statutory status and Supplementary Planning Documents (SPDs) which provide advice and supplement policies and plans.  

1.2 The Authority adopted the first DPD, the Core Strategy in September 2007. That DPD underpins all subsequent documents.  Now the production of the Development Control policies DPD is in the final stages of preparation. 

1.3 This report sets out the recommendations for amendments to the Development Control policies following consultation at the Preferred Options stage.  Issues raised through this latest formal stage were discussed at a members workshop in April and at the Authority meeting on 9 May 2008.  The timetable in the Local Development Scheme anticipated the Development Control Policies DPD being submitted to government for formal examination this July.
2
Development of the Development Control Policies DPD
2.1
The Procedure to Date
2.1.1 The development of a DPD is a participatory process, with emphasis on involvement and consensus building during the document preparation. The Development Control Policies DPD has had several earlier drafts for consultation. The Issues and Options report was published on 29 June 2007, which set out the main matters proposed to be addressed. This led into the more formal drafting of policies and the Preferred Options, which was formally consulted upon for the statutory period of six weeks.

2.1.2 The Development Control Policies DPD Preferred Options Report was published for consultation on 31 December 2007. Representations were invited in writing within a six-week period ending 11 February 2008.  Notification was sent to all statutory consultation bodies and other consultees and other individuals who had asked to be notified of the publication of the document. The document was placed on the Authority’s website and hard copies were distributed and/or made available from the Authority’s head office and at local libraries and district council head offices.  A notice was placed in the Eastern Daily Press and East Anglian Daily Times on 31 December 2008 informing people of the consultation process and how and when they could participate.

2.1.3 The next stage of the Development Control Policies DPD is to build on the consultation responses from the preferred options and prepare the draft for submission. In accordance with the Authority’s LDS the Development Control Policies DPD should be submitted to the Secretary of State in July with a further period of consultation but this time specifically on the document’s ‘soundness’.
2.1.4 The objections received at the submission stage are subject to independent examination by a Planning Inspector appointed by the Secretary of State. The Inspector’s report is binding on the Local Planning Authority (LPA) and it can insist on changes to the Development Control Policies DPD to make the document ‘sound’. If, however the document is found to be ‘unsound’ then the Inspector can direct the LPA to withdraw the document or redo any or all of the process again. Therefore it is very important that the Authority addresses all the nine tests of soundness before the submission. The nine tests fall into three categories, procedural tests, conformity tests and coherence, consistency and effectiveness tests.

2.2
Revisions to the Procedures for drawing up Local Development Frameworks
2.2.1
A revision to PPS12 was published on 4 June 2008 as this report was being drafted and new regulations have also been published. Significantly, the tests of soundness have been revised and consultation at the submission stage has moved from after submission to before for anyone submitting after 1 September. Officers will seek advice from the Planning Inspectorate and update members at the meeting.
3
Response to consultation on Preferred Options

3.1
Comments were received from 94 organisations or individuals in response to the consultation on the Development Control Preferred Options. This has been split into 556 individual comments against the separate Preferred Options and related descriptive text. Comments were also received from 18 individuals or organisations on the draft proposal maps. A full set of the consultation responses to the preferred options are available on the Broads Authority website: http://www.broads-authority.gov.uk/planning/planningpolicy/ local-development-framework.html.
3.2
The key issues where there were differing opinions were development and flood risk, residential mooring, the identification of development boundaries and wetland creation. The Authority discussed these issues on 9 May 2008.
3.3
The Government Office responded having briefly considered the document and consider that the DPD’s format and approach would appear to be appropriate and they offered no specific comments. The East of England Regional Assembly stated “both the Development Control Policies Preferred Options DPD and the Draft Development and Flood Risk SPD are both in general conformity with the emerging East of England Plan.”
3.4
Following the Authority’s consideration of the comments on the Preferred Options, taking into account the views of the community and consultee bodies, officers have redrafted the policies. This analysis is set out in a detailed report which is available policy by policy on the planning policy pages on the website. The redrafted policies can be found in Appendix 1. 

4
Submission draft policies 

4.1
Soundness
4.1.1
One of the purposes of the independent examination is to determine whether the whole document is sound.  Officers are confident that the policies have been drafted following the tests of soundness.  However, two areas of weakness have been identified: flood risk and residential moorings.


Development and flood risk

4.1.2
The Authority has been drafting a Supplementary Planning Document SPD on development and flood risk to provide more detail to the policies of the Core Strategy and which would provide an expansion to the development control policies once they are adopted. It had been anticipated that the SPD could be adopted by the Authority at this meeting.  The Environment Agency was invited to comment on the final draft and it has notified the Authority that they consider the SPD to be unsound against tests 4b, 4c and 6.
4b
It is inconsistent with national planning policy

4c
It is not in general conformity with the regional spatial strategy.

6
The policies in the plan are not coherent and consistent within and between Development Plan Documents prepared by the Authority and by neighbouring authorities, where cross boundary issues are relevant.

4.1.3
Their comments apply to the SPD. However, it is unlikely they would respond differently to a DPD where less detail is given on the application of policy. Whilst soundness is clearly a matter of opinion, it may be ill-advised to submit a document to which a statutory consultee may object. Alternatively, the Authority could justify its approach, which is considered to be robust, to the Inspector and let them come to a decision.
4.1.4
The Government Office advises that a revision to the companion guide to PPS25 is due to be published during June and this may add clarity to the interpretation of PPS25, especially in relation to replacement dwellings. In addition, they recommend mediating between the EA and the Authority in order to compile a Broads specific protocol for the determination of applications. (This is an approach the GO is taking in areas with unique circumstances.)


Residential Mooring
4.1.5
The proposed policy on residential mooring does not follow the direction taken in the Preferred Option. There has not been the opportunity to carry out additional consultation, in particular with adjoining local authorities, whose growth and restraint strategies such a policy may be thought to undermine. This may prove to be a weakness in the submission document.

4.1.6
Adjoining local authorities could theoretically challenge the Authority’s submission policy under soundness test 6. Secondly, as the consultation on policy wording did not occur at the preferred options stage, there could be a challenge by interested consultees under test 2A: the plan has not been prepared in compliance with the SCI.

4.1.7
A draft policy on residential moorings for further consultation is at Appendix 2.
4.2
Proposal Maps
4.2.1
To accompany the Development Plan Document will be a new set of proposal maps. Once adopted these will replace the current set of three, A-C proposal maps and the 32 separate inset maps that accompany the local plan; and be the basis for the area application of policies. It is proposed the new proposal maps be set out by river valley, rather than by District/City Council. Unlike the current local plan that includes site specific proposals, the new policies will now be a suite of generic policies, so the level of area based information has been reduced.

4.2.2
The draft submission proposal maps are based on the maps produced to accompany the preferred options and include the following overlays, conservation areas (design), nature conservation areas (international to local), Staithes and an identified coastal zone where development would be restricted. To demonstrate the future joint working and cross boarder development implications, it is proposed to include a notation for the URC proposed Runham Broad in Yarmouth and the GNDP Utilities’ site/Deal Ground on the edge of Greater Norwich. Generic policies in the Core Strategy and this DPD would be used to determine future schemes within the BA area, unless formal joint briefs, DPDs or SPDs are produced. In accordance with national policy and regulations the maps are also required to show the adopted site allocations shown in county minerals and waste plans.
4.2.3
Examples of the draft proposal maps are shown in Appendix 3 and full size A1 copies will be displayed at the meeting.

4.3
Habitats Directive
4.3.1
The European Directive on Habitats requires an appropriate assessment of the impacts of land-use policies on habitats. Members will be updated on its conclusions.
4.4
Sustainability Appraisal/Strategic Environmental Appraisal (SA/SEA)
4.4.1
The revised policies have undergone SEA/SA and the evaluation is in Appendix 4. 

4.5
Timescales
4.5.1
An option to consider is to delay submission until October. This will have a knock on effect to the whole programme of at least 4 months and mean that the Authority will be relying on the policies of the local plan to supplement the Core Strategy for longer than had been intended. The eventual adoption date will depend on the ability of the Planning Inspectorate to reschedule an inspector. It was originally planned to adopt the policies in September 2009.
4.5.2
Any delay to submitting the DPD will provide the opportunity to submit under the new regulations. If the DPD is submitted after 1 September, it will be possible to undertake further, informal, consultation in the interim, giving the Authority a clearer indication on whether consultees believe the plan to be sound.

4.5.3
However, the negotiations over the flood risk policy which have taken place over the last year have not resulted in any greater level of understanding by the EA and the Authority will need to decide at what point to pursue the adoption of a policy which is not supported locally by the EA. There is still one last opportunity to resolve the impasse with the offer of help from GoEast. An inspector will expect this to have been pursued prior to submission. 

4.5.4
Any further delay is regrettable and the Authority should urge GoEast to convene the meeting between the Authority and the EA at the earliest opportunity with the target date of the September Authority meeting to report back on a recommended policy.

4.5.5
The delay will also impact on the programming of the refresh of the Broads Plan.

5
Financial Implications

5.1
The cost of submission is included in the LDF budget. Apart from the printing and mailing costs, the cost of newspaper adverts is significant. The aim is therefore to avoid having to repeat any of the stages.

6
Conclusions
6.1
The delay of submission would give the opportunity for further consultation on the residential mooring policy especially with the local authorities and for the response to be reported back to members.

6.2
The approval of the draft policies (minus the flood risk and residential moorings policies) will enable the rest of the document and the proposals maps to be drafted ready for submission. As most of the supporting text is in the Core Strategy, the text accompanying the detailed planning policies will be minimal to provide any necessary explanation for clarity only. 
6.3
The original timing of submission consultation was for a strict 6 week period in August to mid September. If submission is delayed the new regulations allow for a longer period of consultation which takes place prior to submitting the document to the Secretary of State. This is likely to be welcomed by organisations and Parish Councils which do not meet frequently. In the absence of an updated Local Development Scheme it is proposed to prepare a newsletter to keep parties informed.
6.4
The decision to delay is not to be taken lightly. The policy vacuum is causing difficulties to landowners wishing to invest in the Broads. There needs to be a degree of confidence that the flood risk issue can be resolved in line with the strongly supported preferred option. Members will be updated at the meeting on any revisions to the interpretation of PPS25.
Background papers: 


(i) DCLG (2008) PPS12 Local Development Frameworks 

(ii) Planning Inspectorate (2005) Development Plans Examination – a guide to the process of assessing the soundness of development plan documents’

(iii) website: A policy by policy list of responses to the Preferred Options representations

(iv) Town and Country Planning (Local Development) (England) (Amendment) Regulations 2008

Author: 
Gillian Morgan 

Date of report: 5 June 2008
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	PO 1 – Character

	

	Proposals for development should demonstrate that they will protect, conserve and, where possible, enhance the character and appearance of the landscape and contribute to local distinctiveness by taking into account:

	a) the special qualities of the area including its natural, historic, cultural and perceptual values;

	b) the protection of open space, common land or land at parish or public staithes which make a positive contribution to the character, appearance or recreational value of the landscape or which are specific historic landscapes;

	c) sensitivity of sites to accommodate change;

	d) their location at gateways, entrances, the waterside or other high profile sites.

	

	Development proposals should:

	i. be located to retain existing settlement envelopes and maintain the pattern of development;

	ii. seek to provide new benefits through restoration, creation or enhancement in order to strengthen the distinctive character of settlements and open countryside;

	iii. avoid wider impacts on the character of the Broads caused through the introduction of visual, light generating and/or noise generating features;

	iv. not be located on land which has been allowed to fall into dereliction and where restoration of a characteristic Broads landscape or habitat is appropriate and feasible;

	v. avoid cumulative adverse impacts.

	

	Development will not be permitted in the coastal zone identified on the Proposals Map.

	

	The Authority will restrict permitted development where this will enable consent to be granted whilst protecting vulnerable elements of a building or its surroundings. The submission of detailed applications will be required where outline applications are inappropriate due to the sensitivity or high profile of a site.

	


	
	PO 2 – Biodiversity

	

	Development which would have an adverse impact on biodiversity will not be permitted.

	

	All development proposals should:

	a) enhance habitats and species of nature conservation importance of relevance to the proposal present on the site;

	b) create new habitats on or adjacent to development sites where this can form part of the development; 

	c) where possible, contribute to ecological networks, especially where links can be created to sites outside the Broads;

	d) be supported by a protected species survey to identify impacts arising either from the development or from the removal of trees or hedgerows accompanied by a scheme to prevent or mitigate loss where relevant;

	e)
be supported by surveys or assessments where there is potential for ecological impact to assist in determining the location and design of developments on sites where statutory environmental assessments are not required by legislation.

	


	
	PO 3 – Trees and Hedgerows

	

	Development and/or works which would have a significant adverse effect on trees, woodlands or hedgerows of landscape or ecological importance will not be permitted except where the landscape, biodiversity, navigation or public safety benefits from the proposal clearly outweigh the loss. 

	

	Development which would compromise the future growth of trees and woodlands covered by existing tree preservation orders will not be permitted.

	


	
	PO 4 – Landscaping Proposals

	

	In order to ensure that development preserves and enhances its surroundings and the wider Broads landscape, proposals should include:

	a) arboricultural assessments accompanied by details of methods of protecting trees and hedgerows to be retained during the course of development, justification for trees to be removed and details of replacement trees;

	b) a landscaping scheme to show new planting, proposals for ecological enhancement or other landscaping measures including hard landscaping and boundary treatments; and details of ongoing maintenance; and

	c) a method statement for any land raising or the dispersal of excavated materials.

	


	
	PO 5 – Sustainable Development, Energy Efficiency and Design

	

	Development proposals must demonstrate the highest standards of design solutions, including design for sustainable development, integration with the surrounding landscape and ensuring that local distinctiveness and cultural heritage are preserved, enhanced and evolved.

	

	Proposals will be assessed to ensure they effectively address the following matters:

	a) siting and layout;

	b) mix of uses;

	c) scale form and massing;

	d) specific sustainability criteria (1 to 11 below);

	e) relationship to surroundings and to other development;

	f) detailed design and materials; and

	g) crime prevention.

	

	The sustainability criteria to be addressed in any development (matter (d) above) will include the following, as relevant to the type of development proposed:

	i. inclusion of water management systems with grey water recycling and rainwater harvesting;

	ii. provision for sustainable drainage systems with effective attenuation of flows to adjoining land or waterways;

	iii. appropriate orientation of the building and any main windows therein to maximise solar gain;

	iv. appropriate landscaping or fencing to reduce wind penetration and heat loss;

	v. the use of locally sourced materials, unless modern construction methods require other sources for reasons associated with other significant sustainability gains;

	vi. the reuse of existing buildings on the site where possible and the reuse of materials from any demolished structures either on site or elsewhere;

	vii. the provision of suitable measures to enable recycling of waste generated by the proposed development during its life;

	viii. the inclusion of measures to ensure resilience against potential future flooding;

	ix. the inclusion of provision for storage of bicycles, connection to virtual communication networks and, if feasible, off-site provision for a bus shelter and/or a bus service serving the development;

	x. the achievement of high levels of energy conservation and resource efficiency, with all residential development meeting at least the current standards for social housing in the Code for Sustainable Homes or the BREEAM rating ‘very good’ for commercial and industrial development;

	xi. the optimisation of its carbon performance by inclusion of renewable sources of energy on site to secure at least 20% of its average energy requirement, subject to the feasibility of appropriate methods.

	


PO6 – Sustainable Design and PO7 – Climate change and energy efficiency now combined into PO5.
	
	PO 8 – Amenity

	

	Development will only be permitted if it provides for a high standard of amenity to existing or potential neighbouring properties or uses.  This will include consideration of:

	a) overlooking;

	b) overshadowing;

	c) light pollution;

	d) airborne pollutants; 

	e) smell; 

	f) noise pollution; and

	g) provision of a satisfactory external amenity space to residential properties.

	

	Where existing amenity is poor, improvements will be sought in connection with any development.

	


	
	PO 9 – Water Resources

	

	Development which would have an adverse impact on, or result in an unacceptable risk to the quantity or quality of water resources (rivers and groundwater) will not be permitted.

	

	Development should be connected to a foul sewer.  Other arrangements, including septic tanks and private sewage treatment works, will be accepted only if the Authority, in consultation with the Environment Agency and Natural England, is satisfied that there would be no harmful effects on the Broads environment or on groundwater and that effluent will be of a standard sufficient to meet the needs of broads’ restoration.

	

	Development which makes no provision for discharges will not be permitted. Development will not be permitted unless there is capacity in existing infrastructure to meet the additional requirements arising out of the development or new capacity made available. Development should have any mitigation measures in place before it is occupied. 

	


PO10 – Development and Flood Risk – further work required.
	
	PO 11 – Location

	

	New major development will only be acceptable where:

	a) there are opportunities to access and service the site by means other than the private car;

	b) there is capacity of existing and potential infrastructure (including for energy supply, waste management, water and sewerage, and community infrastructure) to service the site or area in ways consistent with cutting carbon emissions and successfully adapting to likely changes in the local climate;

	c) it would have no adverse effect on local communities, by having appropriate community infrastructure so as to avoid social exclusion;

	d) the physical and environmental constraints on the development of land, such as sea level rises, flood risk and stability, are minimised; and

	e) where possible the best and most versatile agricultural land is not used where land of a lower quality is available.

	

	Green travel plans will be required for applications for proposals likely to attract more than small scale or local level of visitors. Such plans should include: providing for safe walking and cycling, and where appropriate secure cycle parking and changing facilities and, if necessary, an approach to the provision and management of car parking.

	

	New minor development, having less of an impact by its very size, will only be acceptable where criteria (b) (d) and (e) are met and (a) has been considered.

	


	
	PO 12 - Access and Highways

	

	Development will be permitted where access is  adequately provided to the satisfaction of the highways authority or the Authority:

	a) for pedestrians and cyclists;

	b) by the proposed means of access/egress for the traffic generated to the surrounding highway network without significant adverse impacts on the character of the area, amenity of neighbouring occupiers or highway safety ;and

	c) that connection to the defined Corridors of Movement and strategic highway networks would not be adversely affected in terms of highway safety and traffic capacity.

	

	In considering all development proposals the Authority will have regard to ensuring inclusive access for all.

	

	The defined Corridors of Movement are shown on the Proposals Maps.

	


	
	PO 13 – Rights of Way

	

	When determining development proposals, the Authority will seek to safeguard public rights of way and to pursue opportunities for increased public access.  Development should:

	a) protect and actively safeguard existing public rights of way;

	b) incorporate opportunities for increased public access by foot, bicycle or horse, including where possible new access to CROW open access land;

	c) identify new routes in development proposals to create networks or complete missing links; and

	d) open up access to waterside sites.

	

	Development which does not make adequate provision or which adversely affects formal or informal networks will not be permitted.

	


	
	PO 15 - Waterways and Navigation

	

	Development which would have an adverse impact on the waterways and navigable water space will not be permitted. Proposals should include necessary supporting infrastructure (such as temporary moorings provided for demasting in proposals for new bridges) but should not:

	a) result in an obstruction or hazard to navigation;

	b) lead to hazardous boat movements;

	c) compromise opportunities for new access to the water or the waterside, or for waterway restoration;

	d) increase powered craft inappropriate for the width and depth of the waterway

	e) impact adversely on hydrology.

	f) conflict with natural and cultural heritage conservation, recreation interests or the Authority’s navigation function

	


	
	PO 16 – Increased Sediment Input

	

	Developers will be required to take all available practical measures to prevent any additional sediment input. 

Where development increases use or changes the nature of use of the navigation, causing greater sediment input or requiring increased maintenance of the navigation, developers will be required to make financial contributions to the upkeep of the navigation. This will be calculated on a site-by-site basis, using the Authority’s latest available dredging costings and secured by a planning obligation or legal agreement. 

Any changes to the usual sediment input should have no adverse hydrological impact. 

	


	
	PO 17 – Reuse and Disposal of Dredgings

	

	Proposals for dredging will be permitted subject to the achievement of beneficial use of the dredgings, including its re-use (direct re-use options include habitat creation, flood protection works) or recycling (in construction schemes).  Engineering works to enable responsible/sustainable methods of storage will be permitted, on a temporary basis where necessary.  Methods of transportation will also form part of the consideration.

	

	Applications for large-scale disposal sites should be justified according to an agreed network of strategic disposal/storage sites.

	


	
	PO 18 – Listed Buildings

	

	Proposals for development or works to a listed building will only be permitted where the form, fabric and setting of the building are preserved, protected and enhanced.  The Authority will require all applications for works to a listed building to be accompanied by a statement including a detailed analysis of the impact of the development on the listed building and the justification for it.

	

	The demolition or partial demolition of a listed building will only be permitted in the most exceptional circumstances.  In those exceptional circumstances where demolition is unavoidable and replacement or remediation is appropriate, the Authority will seek to ensure that any remediation works are carried out in full and there are acceptable and detailed plans for any redevelopment or use. 

	


	
	PO 19 – Historic and Cultural Assets

	

	Development that would have an adverse effect on the form, fabric, views of, or setting of a listed building, a scheduled or registered historic assets or any other historic or cultural asset which gives the Broads its distinctive character, or which is integral to the understanding and/or context of the asset, will not be permitted.  

	

	Development on sites where a listed building, a scheduled or registered historic asset or any other historic or cultural asset is located, will be expected to contribute to the upkeep of that building in order to secure its future as part of a comprehensive approach for the site’s development.

	


	
	PO 20 – Conservation Areas

	

	Development within or adjacent to Conservation Areas will only be permitted if it would preserve or enhance the area’s character and appearance.  Demolition of buildings and other structures within a conservation area will only be permitted in exceptional circumstances where demolition is acceptable and replacement appropriate. Consent will not be granted until redevelopment plans have been approved by the Authority and appropriate contracts for redevelopment accepted prior to demolition.  Outline applications will not be appropriate in such locations. Proposals should be compatible with Conservation Area appraisals and management plans.

	


PO21 – Sensitive Areas and PO22 – Open Spaces now in PO1.
	
	PO 23 – Archaeology and Geodiversity

	

	Where development proposals are on sites that raise archaeological or geodiversity issues, the Authority will require an evaluation of the site to determine its significance so that informed and reasonable planning decisions can be taken.

	

	Development will not be permitted if it will adversely affect a site of known archaeological, palaeo-environmental or geomorphological importance and where there is a case for preservation of remains. Where there is no over-riding case for preservation of features, or where features are discovered during development, the Authority will require them to be evaluated, recorded and/or safeguarded through survey, publicity, provision of public access, and interpretation. The Authority will also require artefacts to be removed from the development site and to be recorded, analysed and displayed. 

	

	Where development can take place and still preserve important features in situ, planning permission will be subject to an effective management plan ensuring their continued protection.

	


	
	PO 24 - Protection of Existing Local Facilities and Services

	

	The Authority will not permit the change of use or redevelopment of existing local community, visitor and recreational facilities (including shops and public houses), if it would result in the loss of a facility which meets a local need or contributes to the network of facilities through the river valleys; unless:

	a) There is an equivalent facility available in the locality or one is made available prior to the commencement of redevelopment to serve the same need; or

	b) It can be demonstrated through a viability assessment that the current use is economically unviable and all reasonable efforts have been made to let or sell the unit for a market price over a 12 month period.

	


	
	PO 25 - Affordable Housing

	

	The Authority will seek to negotiate for appropriate contributions from developers towards affordable housing. These negotiations will involve officers of the local authority for the area concerned, where they are the authority specifying the standards for the relevant service. The Authority will rely on the published standards and guidance of those authorities to determine which facilities meet the tests in Circular 5/2005.

	

	Housing development at or above the thresholds specified will be required to make a contribution towards the provision of affordable housing within the area. Preference is for on-site contributions to be transferred to a housing association or similar at nil land costs plus the financial contribution to build out the units or completed dwellings to an agreed standard, without the need for public subsidy. Financial contributions will only be acceptable in exceptional circumstances. The scale of contribution will be based on factors including the size and type of new properties and evidence provided by Council surveys and research, including Council waiting list data.

	

	Where a need for affordable housing has been identified, and it has been demonstrated that the need cannot be met within the boundaries of the adjoining local authority’s part of the Broads settlement or elsewhere with established settlements in the Broads, the Authority will permit as an exception the development of schemes for 100% affordable housing.

	

	To secure affordable housing, the Authority will seek a planning obligation from the developer to ensure that:

	a) the permitted dwellings are affordable in perpetuity by being offered for initial and successive occupation at an affordable rent or low-cost shared ownership; 

	b) the management of the permitted dwellings is undertaken by a local authority, registered housing association or other suitable body such as a parish or village trust; and

	c) initial and successive occupation of the permitted dwellings is restricted to people with strong local connections who need to live in the immediate area.

	

	For the purposes of this policy, affordable housing is as defined in annex B in PPS3.

	


	
	PO26 Standards, Planning Obligations and Community Infrastructure

	

	The Authority will seek to negotiate for appropriate contributions from developers towards a range of community infrastructure that may need to be provided in order to serve the development and its occupants. These negotiations will involve officers of the District and/or County Council for the area concerned, where they are the authority specifying the standards for the relevant service and the Broads Authority will rely on the published standards and guidance of those authorities to determine which facilities meet the tests in Circular 5/2005. The introduction of the Community Infrastructure Levy should be treated on the same basis.

	

	Where the development is of a type that will introduce additional visitors to the Broads area, the Authority will itself seek contributions towards ensuring appropriate provision of recreational and navigation facilities in the area.

	

	The relevant community infrastructure for which contributions may be sought are:

	a) Affordable housing;

	b) Community facilities (including community halls, sports facilities and libraries);

	c) Education facilities;

	d) Open space and children’s play facilities;

	e) Infrastructure necessary for other statutory undertakers (e.g. sewage works, Police bases, water supply upgrade, surface water drainage schemes etc.)

	f) Public footpaths, rights of way, green-links, signing and maintenance;

	g) Transport measures necessary to provide access to a wider area and/or bus service and facility provision.

	[NB: This list derives from the main areas covered by SPD/SPG in the Counties and Districts involved.]

	

	The standards and thresholds adopted by the relevant authority will apply. Contributions may be pooled with others from outside the Broads area, in order to fund wider community infrastructure. Developers may wish to negotiate for a reduced contribution, particularly where a site has problems arising from previous use or development, or has costly requirements on the site. In such cases the Authority will expect to negotiate on an ‘open book’ basis on the financial viability of the scheme, such information being treated as confidential.

	

	Any moneys falling due as a result of planning obligations will be held by the Authority until agreement is reached with the providing body for the relevant facilities to be provided. In the event that agreement is not reached or the infrastructure is not constructed, those moneys will be returned to the developer after a period of 10 years. Maintenance sums will be sought for the first ten years of the life of a facility where relevant.

	


	
	PO 27 - The General Location of Sustainable Tourism and Recreation Development

	

	New tourism and recreational development will be permitted where:

	a) the site is within an existing settlement or is closely associated with an existing tourism site, group of holiday dwellings or boatyard; and

	b) the site offers benefits for regeneration or enhancement of the area.

	

	Recreational facilities in the open countryside will only be permitted where there is a clear and demonstrable requirement that they need to be situated in the open countryside and where they:

	i. make a positive contribution to Broads purposes;

	ii. do not involve a significant amount of new built development;

	iii. do not involve densely developing sites in open land;

	iv. enhance the ecology;

	v. ensure equipment and infrastructure is unobtrusive; and 

	vi. do not involve the subdivision of fields/paddocks.

	

	Due to the significance and permanent impact on the Broads landscape, intensive tourism and leisure uses will generally not be permitted on greenfield sites. This would include for example new sites for static caravans, new leisure plots, and holiday dwellings owned and occupied as second homes.

	

	Minor extensions to and upgrading or replacement of existing static caravan sites may be permitted where applicants can justify to the satisfaction of the Authority that the extension will be subordinate to the existing site, and will make a positive contribution to Broads strategic objectives.

	

	The Authority will encourage improvements to the layout and appearance of existing holiday accommodation, including chalet sites and caravan sites. The improvement of associated facilities will be permitted provided that any associated buildings are modest in scale and they would minimise visual intrusion by appropriate siting, design, external materials and colour.

	

	Regard will be had to the potential cumulative impacts of any future expansion of the site or precedents for similar uses in the vicinity.

	


	
	PO 28 - New Community Facilities

	

	The Authority will permit the development of new buildings, the extension of existing buildings or the use of land to meet a need for local community uses and facilities only where proposals are compatible with a Broads location, do not conflict with Authority purposes and support the social viability of a community.

	


	
	PO29 - Holiday Accommodation and Occupancy Conditions

	

	New holiday lettings units for short stay occupation on a rented basis will be permitted, but holiday homes (occupied as second homes) will be considered the same way as new residential dwellings. 

	

	When permitting new holiday accommodation, the occupation will be restricted by a planning condition to a holiday lettings unit (for short stay occupation on a rented basis) to maintain and develop tourism infrastructure and the local economy. The Authority will continue to seek that holiday accommodation remains as such in perpetuity and is not sold off on the open market for year-round occupation or as a second home, therefore changes in the occupancy conditions from a holiday lettings unit to a second home will not be permitted. To control this the Authority will apply the following conditions:

	a) The accommodation will be for holiday use only, and shall not be used as a second home or for the sole or main residence of the occupiers.

	b) It will be available for holiday lettings for a period of not less than 120 days in any 12 month period and no person shall occupy any part of the accommodation for a period exceeding six weeks or occupy any part within a period of three weeks following the end of a previous period of occupation by that same person of any part of the development hereby permitted.

	c) A register of bookings be maintained at all times and shall be made available for inspection to an officer of the local planning authority upon reasonable notification. The register and shall be available for inspection following the first occupation of the development and future records should be kept for the previous twelve months.

	

	A seasonal occupancy condition will be attached where the accommodation is not suitable for year round use.

	

	The Authority will resist the conversion or redevelopment of hotels and guest houses to permanent residential accommodation where there would be a loss of bed spaces available for holiday use.


	
	PO 30 - Moorings

	

	New visitor moorings will be permitted where they contribute to the objectives of the Authority’s Mooring Strategy in terms of their location and quality: wild, rural, country park, urban or flagship. Ancillary facilities in accordance with their function will be required such as electric recharging points and benefits for other recreational users, such as provision for anglers.

	

	Proposals for mooring basins, marinas or reconfigured mooring basins for permanent or long stay moorings for private craft will only be permitted where their proposed location is:

	a) in an off-river basin; or

	b) within a boat yard; or

	c) for riverside dwellings/chalets that would be located off-river and their use would be directly connected with the occupation of the dwelling/chalet;

	d) in locations where the proposal does not seek to provide for boats inappropriate, in terms of size or scale, for the surrounding waterway specifications; and

	e) capable of providing an adequate range of on and off site services.

	

	Proposals for within commercial mooring basins or marinas should:

	i. provide new visitor (short stay or temporary) moorings at not less than 10% of total new moorings with a minimum provision of 2; and

	ii. directly replace an equivalent number of moorings on the river frontage; and

	iii. cause  no loss of existing temporary visitor moorings; and

	iv. make adequate provision for car parking, waste and sewage disposal;

	v. provide installation of pump-out facilities (where on mains sewer), unless the proposal is for less than 100 berths and site specific assessment shows that adjacent facilities are within a quarter of a mile of the new marina;

	vi. for new boat yards which provide boat wash down service for cleaning or treating hulls of boats to require a purpose built wash-down facility which enables appropriate filtration of waste water from washing of boat hulls.

	


PO31 – New Residential Moorings – further work required.

PO32 – Visitor moorings now combined with PO30.
	
	PO 33 – Mooring Plots

	

	The use of mooring plots will be restricted to the mooring of boats and uses incidental to that activity. No buildings or structures will be permitted other than storage lockers for use incidental to the enjoyment of the mooring plots. 

	

	The permanent or seasonal occupation of vehicles, structures and the standing of caravans will not be permitted. 

	

	To encourage electric boating, renewable energy generating equipment to provide energy for electric hook up points will be considered on a site by site basis 

	


	
	PO 34 – Development on Waterside Sites in Commercial Use and Boatyards

	

	In order to protect waterside sites in commercial use and boat yards, the Authority will permit diversification, redevelopment or change of use to another employment use, provided that the change of use would not prejudice a return to boatyard use and the proposals are part of a comprehensive scheme for the boatyard, which retains the yard as a unified management unit. 

	

	Within existing boatyards, the development of new boatsheds and other buildings to meet the operational requirements of the boatyard will be permitted.  The development of new buildings or uses for other employment purposes within boatyard sites will be permitted provided that: 

	a) the development would involve a subsidiary part of the yard, and

	b) the site is large enough to accommodate the different uses in a manner which would not conflict with each other, and would not have a significant adverse effect on adjoining uses and occupiers, and 

	c) the diversification is, where possible, retained as a single management unit, and

	d) existing visitor and boating facilities, such as moorings and access to the waterside, are maintained.

	


	
	PO 35 – Access to the Water

	

	The Authority will pursue opportunities to restore and improve staithes and provide new slipways on development sites. A staithe notation is shown on proposals maps.

	

	Proposals incorporating staithes or slipways will need to meet the following criteria in order to be permitted: 

	a) the use of the slipway and any associated uses or facilities, including car parking, would not have a significant adverse effect on either the waterway or the adjacent riverside.

	b) access and other highway requirements for cars and trailers would be adequately provided.

	

	The Authority may seek a planning obligation to ensure the proper management of the slipway and to regulate its use.

	

	The Authority will seek to protect existing freight wharves and freight facilities.  Development proposals for new freight wharves and for the provision of freight interchange on brownfield sites adjacent to the navigation will be permitted where this is in line with the spatial vision and strategic objectives. 

	


	
	PO 36 - Bank Protection, Piling and Quay Heading

	

	Proposals for bank protection will be permitted where it can be demonstrated that the proposal has been designed taking account of the following criteria:

	a) the need for protection;

	b) the nature of the watercourse;

	c) the scale of tidal range;

	d) the character of the location.

	

	The use of natural or 'soft' engineering techniques such as wood, biodegradable geotextiles and vegetation are preferred where they are the appropriate technical solution. 

	

	Piling and quay heading of banks will be permitted only where there is a need to prevent bank erosion by this method and it is for navigation purposes, for compliance with the water framework directive, for the prevention of diffuse pollution to the water environment, to meet flood defence requirements, or where piling is required in association with development which has been granted planning permission.

	

	Where appropriate, the Authority may seek to prevent mooring on banks which have been piled or will specify the numbers and size of craft allowed, where mooring is permitted, and indicate whether stern on or single alongside only mooring will be permitted.

	


	
	PO 37 - Protecting General Employment

	

	Where redevelopment (reuse or replacement) is proposed for sites currently in employment use they will be protected to support the local economy by:

	a) seeking the reuse of employment uses (typically classes B1, B2 & B8 in the Town and Country Planning Use Classes order: amended 2006) in the first instance;

	b) seeking the reuse for tourism, recreation, leisure or community facilities or services in the second instance; or

	c) only when these uses are evidenced as being unviable economically and the need demonstrated to the satisfaction of the Authority, will the Authority consider other uses. Reuse for residential uses will only be permitted where the site is within an established settlement or for retail within an established settlement or to complement services at a boat yard.

	


	
	PO 38 – Employment Diversification

	

	Business or farm diversification to provide a mix of uses will be permitted where:

	a) the uses proposed are complementary and support the original business, 

	b) there is no loss of local or visitor facilities, where the proposed use is subordinate to that of the original use and 

	c) there is no impact on the spatial vision or strategic objectives.

	

	In the case of farm diversification development should be subsidiary to the main farm operation and site area. The proposal also must not prejudice the agricultural operations. Farm shops will only be acceptable where a significant proportion of the range of goods for sale are produced on the farm and should be located in existing buildings where possible.

	

	Residential uses are not seen as diversification as they would deny opportunity for economic redevelopment. Diversification to tourism or recreation uses will be supported, particularly in the countryside.

	


	
	PO 39 – Reuse of Historic Buildings

	

	The conversion or change of use of buildings or structures (whether scheduled or not)which make a significant historical, cultural or architectural contribution to the character of the Broads landscape will be permitted subject to all of the following criteria:

	a) where building works are required, a structural survey demonstrates that the conversion or change of use can be achieved without significant detrimental effect to the building or structure’s character and appearance and would not require extensive alterations or replacement;

	b) the proposal can be achieved in a way which preserves the building or structure’s historic, cultural and architectural features and assets and its character; and

	c) the proposed use is compatible with surrounding uses and would not prejudice any adjacent agricultural or employment use.

	

	Where buildings have previously been in use for employment-related activities, priority should be given to their re-use for employment uses. Proposals for holiday accommodation or permanent residential accommodation will only be permitted in exceptional circumstances where conversion to another use is demonstrated to be economically or physically unviable to the reasonable satisfaction of the Authority and where the benefits of conversion outweigh the loss to the economy.

	


	
	PO 40 – Buildings in the Countryside without Historic or Architectural Merit

	

	The sustainable re-use of rural buildings and structures will be permitted where:

	a) they make best use of the embodied energy contained within the existing building or structure, 

	b) the original building is not of a functional or industrial nature, which may not be suitable to conversion to other uses and should be taken down at the end of its useful life, and 

	c) the proposal does not solely comprise handstanding in isolation from buildings.

	

	Where the proposals are considered sustainable, the Authority will seek to ensure that employment uses in the countryside are continued to support the local economy. Where the last known use is no longer viable other employment, followed by tourism and recreation uses, and thirdly community uses will be acceptable provided all the following criteria are met:

	i. the building is capable of conversion without major rebuilding and or substantial extension; 

	ii. the building can be redeveloped without an adverse effect of the character of the Broads landscape or setting;

	iii. the proposal represents a significant improvement in its appearance; 

	iv. conversion is possible without an adverse effect on adjoining agricultural or other uses or the amenity of any adjoining occupiers or future adjoining occupiers; and

	v. The building is considered of sufficient quality to make it worthy of retention.

	

	Residential uses will be only acceptable when the building is not viable for employment, tourism,  recreation or community uses. The building must be in or adjoining an established settlement. To be adjoining an established settlement the building must be easierly accessible by foot, cycle or public transport from the centre of the established settlement. Residential uses must not have an impact on the building’s character.

	

	Applications for the conversion of existing buildings in the countryside may require the submission of a structural report and a protected species survey.

	


	
	PO 41A - Renewable Energy Development

	

	The Authority will support renewable energy projects, consistent with national policies, where such development would comply with the policies for protected landscapes and would not harm the distinctive landscape and cultural heritage of the Broads area (policy PO1).

	

	Proposals for renewable energy projects should utilise a previously developed site and result in an environmental improvement over the current condition of the site. Projects which can reuse attractive landmark structures appropriately will be supported.

	

	Small scale renewable energy facilities serving a particular site or a local community will also be accepted, subject to the assessment of landscape impact. Proposals should ensure that any impact on their surroundings is minimised by the design of the equipment and site and by inclusion of appropriate landscaping and/or camouflage measures.

	

	The impact of ancillary development, including power lines, sub-stations, storage buildings, wharves, vehicular movements (on land and water) and agricultural changes (e.g. for biomass production) will form part of the evaluation of impact. Cumulative impact of existing and proposed schemes within and adjacent to the Broads area will be taken into account.

	

	Any permission will require the removal of structures associated with power generation and appropriate reinstatement or reuse of the site, when the energy generation aspect becomes redundant.

	


	
	PO 41B - Telecommunications Development

	

	Essential infrastructure development for telecommunications operators will be considered in the context of national policies and specifically the recognition of the status of the Broads area within national policy. In particular, any proposal will be expected to demonstrate why an alternative location outside the Broads protected landscape is not feasible and why the proposal is technically necessary and/or why the development is unable to share a site or mast or facility with existing telecommunications infrastructure already in the area.

	

	If such development is demonstrated to require a location within the Broads area, then the design of the equipment and its surroundings will be expected to avoid or mitigate the impact of the development on the character and appearance of the area through the use of appropriate visual disguise or camouflage in association with development already located on the site. Freestanding locations for such equipment will not be accepted as achieving appropriate mitigation.

	

	The operator will be required to remove any telecommunications equipment at the end of its useful life.

	


PO42 – Winter Water Storage - now combined with PO9 – Water resources.

	
	PO 43 – Residential Development Within Settlements

	

	New build residential development will only be permitted on infill or small brownfield sites within the built up area of established settlements and must be compatible with the spatial strategy and the strategic objectives.

	

	An established settlement is: an established community with a good range of facilities (local shops, employment, schools) and good public transport access (a bus stop/train station with several services a day to a larger centre, allowing access to employment).

	

	Outside established settlements housing will only be acceptable as a replacement dwelling or through the conversion of an existing building. Conversions of existing buildings will need demonstrate why reuse for employment or leisure and tourism is not feasible.

	


	
	PO 44 –Replacement Dwellings and Residential Extensions 

	

	Replacement dwellings will be permitted provided:

	a) the proposal is of similar scale and height to the existing dwelling and the design and external materials are appropriate to its setting  or  a larger replacement dwelling is of a scale and design appropriate to its setting and landscape character; and

	b) the proposal would be located on the same site as the existing dwelling;

	c) the existing dwelling has a lawful residential use ;

	d) the existing dwelling has no historic, architectural or cultural significance making it worthy of retention; and

	e) for dwellings in the countryside away from established settlements, there would be no net increase in the number of dwellings.

	

	For residential extensions the first part of criterion a) and criterion c) would apply.

	


PO 45 - Dwellings for Staff at Boatyards or Other Tourist or Organised Recreation Facilities now in PO46.
	
	PO 46 - New Dwellings for Agricultural, Forestry and Other Rural Workers.

	

	Development of a new dwelling for agricultural, forestry or rural workers, including boatyard workers, will only be permitted if:

	a) it is essential for the proper functioning of the enterprise for workers to be available at all times ; and

	b) the need is arising from a worker employed full time or one employed primarily in agriculture, forestry or a rural business in the Broads; and

	c) evidence is submitted which demonstrates that, the agricultural, forestry or other rural business has been established for at least three years and is capable of being sustained for a reasonable period of time; and

	d) the functional need  could not be met by another existing dwelling on the site or in the locality and there has been no recent prior disposal of agricultural forestry or rural workers dwellings which could have been used; and

	e) there is no suitable alternative residential accommodation available in the area in nearby towns and villages; and

	f) the proposal is acceptable in all other planning terms.

	

	Should new dwellings be permitted under this policy, the Authority will impose a condition restricting its initial and successive occupation to a person solely or mainly working, or last working in the locality in agriculture, forestry or a rural enterprise, or a widow or widower of such a person, and to any resident dependants. Any dwelling permitted under this policy should be commensurate in size and scale with the operation of the rural enterprise.

	

	The removal of extant agricultural,  forestry or rural business occupancy conditions will only be permitted in exceptional circumstances where strong evidence is provided to show that determined but unsuccessful attempts have been made, for a continuous period of at least 12 months, to sell or rent the dwelling at a price which takes account of the occupancy condition. This includes offering it to local Registered Social Landlords to buy.  If the dwelling permitted relates to a tourism or boatyard business and is no longer required then change of use to holiday accommodation would be permitted.

	


	
	PO 47 - Temporary Mobile Homes for Agricultural, Forestry and Other Rural Workers

	

	The Authority will permit a temporary mobile home for residential occupation for a period of up to three years if it is to accommodate essential staff in a way which cannot be provided in an existing settlement and is required while a farm, forestry business, boatyard, organised recreation or tourist facility proceeds towards sustainable economic viability. After three years if there is no planning justification for a permanent dwelling then the mobile home will need to be removed.

	


	
	PO 48 – Advertisements and Signs

	

	Advertisements will only be permitted where they would not have an adverse visual impact on the built or landscape character of the Broads, nor prejudice public safety on land or water. In areas identified as being of particular value either in terms of the built environment, open landscape or tranquillity the highest standard of design will be required if an advertisement is to be permitted.

	


Appendix 2

	
	PO 31 – New Residential Moorings

	

	Applications for permanent residential moorings will normally be considered favourably providing that all of the following criteria are met.

	

	The mooring must:

	a) be in a location within or immediately adjacent to a settlement consistent with the policies of the adjoining local planning authority for new residential development;

	b) be in a position within a mooring basin, which does not interfere with other users of the waterway, and is in keeping with the surrounding character;

	c) incorporate appropriate facilities to allow safe and secure access between vessels and the land without interfering or endangering those using walkways;

	d) have adequate provision for service vehicles and car parking available and not adversely affect the amenities of the waterway or adjacent land;

	e) mitigate any potential impact on bank erosion around the mooring caused by the permanent mooring of boats; and

	f) submit a management agreement in supporting the proposal.

	

	The vessel must:

	i. be connected to mains electricity, water supply, sewage and have waste disposal facilities;

	ii. be capable of moving under its own power and not static;

	iii. have a superstructure (the structure above the main deck) of height, length, width and position in sympathy with, and relating to the character of the locality.

	

	The change of use of the adjacent waterside environment for uses associated with the residential mooring, through the erection of temporary ancillary structures, storing of associated paraphernalia or rubbish dumping will not be permitted. 

	


Appendix 4

Development Control Policies Development Plan Document 

Sustainability Appraisal Report

June 2008

non-technical Summary

In September 2004, the Government introduced changes to the planning system for England through the Planning and Compulsory Purchase Act. Under the new system, a Local Development Framework is replacing the Broads Local Plan. The Local Development Framework is made up of a number of Local Development Documents, which together will set the policies and proposals for the development and use of land in the Broads Executive Area.

Under the Planning and Compulsory Purchase Act, there is a requirement for local planning authorities to undertake a Sustainability Appraisal (SA) on its Local Development Documents. Additionally, in July 2004 an assessment of the effects of certain plans and programmes on the environment, known as Strategic Environmental Assessment (SEA), became a requirement under European Directive 2001/42/EC. This Directive also applies to all Local Development Documents.

In June 2007, Small Fish strategy consultants were commissioned by the Broads Authority to undertake a Sustainability Appraisal (SA) on the following components of the Broads Authority Local Development Framework:

· Development Control Policies Development Plan Document (DPD) 

· Development and Flood Risk Supplementary Planning Document (SPD)

This is the Sustainability Appraisal Report for the SA/SEA on the Broads Development Control Policies DPD submission document. This report accompanies the Development Control Policies Development Plan Document submission report.

In accordance with the Act, the Directive, and Government guidance, a combined SA/SEA is being undertaken on the Broads Development Control Policies DPD, which is the subject of this report. 

The Development Control Policies DPD contains policies to focus on key planning and development issues that affect those who live in, work in and visit the Broads. These detailed policies, developed from the Core Strategy policies, will be used in determining planning applications within the Broads Executive Area.  

By carrying out an SA/SEA on the Development Control Policies DPD, the Broads Authority aimed to:

· identify alternative options for delivering sustainable development in Broads Executive Area

· identify and describe the environmental, social and economic effects of alternative options

· further enhance beneficial environmental, social and economic effects  of the plan

· reduce and minimise the adverse environmental, social and economic effects that may result from the implementation of the plan

Numerous policy options for the Development Control Policies DPD were put forward for consideration and further development and these have been assessed throughout the different stages of the DPD process. All of these options offered different ways of addressing current and future development and land use issues in the Broads area and are categorised by:

· Policies of principle

· Policies for topics/issues/proactive themes

· Policies for specific types of proposals/development

Sustainability indicators were developed that can be used to measure the effects that the Development Control Policies DPD may have on the environment, society and economy. These indicators relate to different aspects of the environment including air pollution, climate change, landscape and townscape, wildlife and habitats, water and soil quality. Indicators were also included to measure the social effects on the population such as human health, deprivation and flood risk, as well as the economic assets of the Broads, such as tourism and recreation.
Data for these indicators were collected in order to establish the current state of the environment, known as the sustainability baseline. Analysis of trends and targets was then used to help predict how the sustainability baseline might change in light of each of the Development Control Policies DPD policies. 

Final policy wordings for the Development Control Policies DPD were developed following on from the preferred options consultation in January/February 2008. These final policies have undergone further detailed appraisal, which forms a significant part of this Sustainability Appraisal Report. This will be submitted to the secretary of state alongside the Development Control Policies DPD submission document. 

There is a period for representations to be made by the consultation bodies, the local community and other stakeholders when the DPD is submitted for Examination. Examination, by an independent Government Inspector, will determine the ‘soundness’ of the submitted Development Control Policies DPD. After the Examination, the Inspector will produce a report with recommendations for how the DPD must be changed, which is binding.  The Authority will then make the necessary changes to the DPD and it will then be adopted.

The majority of the policies for development control showed either no significant effect or a beneficial effect. This is most likely due to the nature of development control to mitigate the adverse effects and enhance the beneficial effects of development. However, a few adverse effects were identified, relating mainly to flood risk (pending PO10) and affordable housing. 

Comparison between the evolution of the sustainability baseline in the absence of the Development Control Policies DPD against the effects of the plan was undertaken. Results of this exercise can be seen in Table 1.1. As can be seen from the table, the plan for the most part will lead to beneficial effects in relation to the sustainability baseline, with the exception of flood risk (pending PO10), water quality, transport and affordable housing.

Mitigation recommendations were drafted for consideration during the plan’s development process. Additionally, a monitoring regime and reporting schedule has been established in order to monitor the effects implementation of the plan has on sustainability over the plan period.

Overall, this SA/SEA has been influential in informing the development of the Development Control Policies DPD by identifying potential sustainability effects of the policies. This has allowed for sustainability considerations to be fully integrated into the DPD policies as they have been developed during DPD production process. 

The assessment of each policy is recorded in the matrices, using the following symbols:

	Impact
	Symbol

	Major Beneficial
	++

	Beneficial
	+

	Uncertain beneficial
	0/+

	Uncertain adverse
	0/-

	Adverse
	-

	Major adverse
	--

	No significant impact
	0

	Beneficial and Adverse Impact
	+/-

	Entirely uncertain
	?


 Policy Assessment Worksheets

The table below outlines the individual policy effects of the preferred options on each of the SA objectives. Additionally, detailed assessment worksheets of the effects of each of the preferred options are described in the following sections. 

	Preferred
	SA Objective

	Option
	

	 
	SA1
	SA2
	SA3
	SA4
	SA5
	SA6
	SA7
	SA8
	SA9
	SA10
	SA11
	SA12

	PO1
	++
	0
	0
	0
	+
	0
	+
	0
	0
	+S
	0
	0/+S

	PO2
	++
	0
	0
	0
	0
	0
	0
	0
	0
	+S
	0
	0

	PO3
	+
	0
	0
	-/+S
	0/+
	0
	0/+
	0
	0/+
	+S
	0
	0

	PO4
	++
	0
	0
	+S
	0
	0
	0
	0
	0
	+S
	0
	0

	PO5
	++
	++
	+
	++
	+
	0/-
	+
	0
	0
	+S
	+
	+

	PO8
	0/+S
	0
	0
	0
	0
	0
	0
	0
	0
	0
	0
	0

	PO9
	0
	+
	+
	+S
	0
	0
	+S
	0
	0
	+S
	0
	0

	PO10 (pending)
	
	
	
	
	
	
	
	
	
	
	
	

	PO11
	0/+
	+
	0/+
	++
	++
	0
	0
	0
	0/+
	0/+
	++
	0

	PO12
	+
	0
	0
	+S
	++
	0
	+S
	0
	0/+
	0
	+
	0

	PO13
	0
	0
	0
	0
	++
	0
	0/+S
	0
	+
	+S
	+S
	0

	PO15
	+
	0
	0/+
	0
	+
	0
	+
	0
	+
	+
	0
	0

	PO16
	0
	0
	0/+
	0/+S
	0
	0
	0/+
	0
	+
	+
	0
	0

	PO17
	+
	0
	0/+
	+
	0
	0
	0
	0
	0
	0
	0
	0

	PO18
	+
	0
	0
	0
	0
	0
	0
	0
	0
	0/+S
	0
	0/+S

	PO19
	+
	0
	0
	0
	0
	0
	0
	0
	0
	0/+S
	0
	0/+S

	PO20
	+
	0
	0
	0
	0
	0
	0
	0
	0
	0/+S
	0
	0

	PO23
	+
	0
	0
	0
	0
	0
	0
	0
	0
	0
	0
	0

	PO24
	0
	0
	0
	0
	+
	0
	+
	0
	+
	+
	0
	0

	PO25
	 0
	0
	0
	0
	0
	0/+
	0
	0
	0
	0
	0
	0

	PO26
	0
	0
	+
	+S
	++
	+
	0/+
	0
	+
	0/+S
	+
	0

	PO27
	+
	+
	0
	0
	+
	0
	+/-
	0
	0
	+
	0/+
	0

	PO28
	0
	0
	0
	0
	+
	0
	0
	0
	0
	0
	0
	0

	PO29
	0
	0/+S
	0
	0
	0
	-
	0
	0
	+
	+
	0
	0

	PO30
	0
	0
	+S
	+/-S
	+
	0
	+
	0
	+
	+
	-
	0

	PO31
	-/+
	0
	0/+
	-S
	-/+
	0
	-
	0
	-
	-
	-
	0

	PO33
	+
	0
	0/+
	0
	0
	0/-
	0
	0
	0
	0
	0
	0

	PO34
	0
	0
	0
	0/-
	+
	0
	+
	0
	+
	+
	0
	0

	PO35
	0
	+
	+
	-/+
	+
	0
	0
	0
	++
	++
	-
	0

	PO36
	+
	0
	+
	+
	-
	0
	0
	0
	0
	0
	0
	0

	PO37
	0
	0
	0
	0
	+
	-
	+
	0
	+
	+
	0
	0

	PO38
	-
	0
	0
	0
	+
	-
	0
	0
	0
	++
	-
	0

	PO39
	+
	+
	0
	0
	0
	-
	0
	0
	0
	+/-
	0
	0/+S

	PO40
	0/+
	+
	0
	+
	+
	0/-
	+
	0
	0
	+
	-/+
	0

	PO41A
	+
	+
	0
	+
	0
	0
	0
	0
	0
	0
	0
	0

	PO41B
	+
	0
	0
	0
	0
	0
	0
	0
	0
	0
	0
	0

	PO43
	 0
	+
	0
	+S
	+ 
	 0
	0
	0
	0
	+
	+
	0

	PO44
	+
	+
	0
	0
	0
	0/-
	0
	0
	0
	0
	0
	0

	PO46
	+
	+
	0
	+/-
	0
	0/-
	0
	0
	0
	+
	+/-
	0

	PO47
	0/-
	0
	0
	0
	0
	0/+
	0
	0
	0
	+
	0
	0

	PO48
	+
	0
	0
	0
	0
	0
	0
	0
	0
	0
	0
	0


Table 1.1: Comparison of Effects with the DPD and without the DPD

	SA Objective
	Without the Plan
	With the 

Plan 
	Net Effect of the Plan

	SA1: To protect and enhance the natural and cultural environment of the Broads, whilst improving its ability to adapt to environmental change
	-
	++
	Beneficial

	SA2: To achieve sustainable resources use through the efficient use of land, water, energy and materials
	-
	+
	Beneficial

	SA3: To improve water quality
	+
	+/-
	No Change/

Adverse

	SA4: To reduce vulnerability to climate change and flooding
	-
	Pending PO10
	Pending PO10

	SA5: To provide safe access for all to facilities, services and sites of natural and cultural interest
	-
	+
	Beneficial

	SA6: To facilitate opportunities for affordable housing adjacent to, and in exceptional circumstances within, the Broads for those who live and work in the Broads
	-
	-
	No Change

	SA7: To encourage safe and healthy recreational activities for all Broads users and residents
	+
	+
	No Change

	SA8: To engage communities within and adjacent to the Broads in the work of the Broads Authority
	+
	0
	No significant effect

	SA9: To maintain and enhance the infrastructure of the Broads in support of business activity
	-
	+
	Beneficial

	SA10: To support a flourishing and health Broads economy
	+
	++
	Beneficial

	SA11: To encourage the use of public transport, cycling and walking
	+
	+/-
	No Change/

Adverse

	SA12: To sustain skills to maintain local crafts and improve the quality of local products
	+
	0
	No significant effect
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