Navigation Committee
24 April 2008
Agenda Item No 8
Local Development Framework: Draft Policies 
Report by Director of Planning and Strategy
	Summary:
This report summarises the latest stage of consultation in drafting the revised Development Control Policies.  In addition, the Strategic Flood Risk Assessment (SFRA) has been received.  The SFRA refines the Environment Agency information on flood risk areas and considers the impacts of climate change.


1 
Introduction

1.1
The Development Control Policies Development Plan Document (DPD) will ultimately contain the detailed policies to deal with planning applications through the control of development. It should reflect the overarching themes in the Core Strategy DPD and not conflict with this approach. At this stage of DPD production, the Authority has consulted on the preferred options for future policies. Although not the finalised policies themselves the wording was drafted with the aid of Development Control Officers and key input from the Head of Cultural Heritage and Design to be close to finalised policies. 
1.2 It is proposed in the Local Development Scheme that the Core Strategy be supported by a Supplementary Planning Document (SPD) on development and flood risk, which will set out more detailed policy. The consultation on the draft Supplementary Planning Document was combined with the consultation period for the Development Control Policies – Preferred Options.
2 
Developing a Development Plan Document (DPD)

2.1
Building on the Issues and Options consultation carried out in Summer 2007, the preferred options were consulted on. The consultation ran from Monday 31 December 2007 until Monday 11 February 2008. 

2.2
Following consultation on the preferred policy direction, finalised policies need to be prepared for submission to the Secretary of State for independent examination. This step also triggers a final six week consultation and any representations received suggesting the document is unsound have the right to be heard by an independent Planning Inspector at the examination.
3 
Developing an Supplementary Planning Document (SPD)

3.1
The preparation of an SPD follows a less formal procedure than for a DPD and does not involve independent examination. The Local Development Scheme timetables the adoption of the Development and Flood Risk SPD in early 2008, supplementing policy CS20 in the Core Strategy. The quicker the issues raised during the consultation can be resolved, where possible, then the quicker the Supplementary Planning Document can be adopted by the Authority and brought into use for planning decisions.
4 
Feedback from Consultation 
4.1
Comments were submitted by 131 organisations or individuals in response to the consultation on the Development Control Preferred Options and the draft SPD on Development and Flood Risk.
5
Issues arising 

5.1
Preliminary analysis of the key issues raised during the consultation exercise has been undertaken. The two of main concern to the Navigation Committee would be flood risk and residential boating.  Two other key issues are residential development, affordable housing and local needs and proposed wetland opportunities. This list is not exhaustive, but sets out the main issues identified through initial analysis at this stage.

Development and Flood Risk – Policy PO10 and Draft SPD
5.2
Flood risk is a key issue for the Broads under any circumstances and Policy PO10 on Development and Flood Risk certainly received a great deal of response, as did the draft SPD on this matter. The spread of responses to the consultation fell distinctly in two camps, those opposed to the Authority’s local application of National Flood Risk Policy, notably voiced by the Environment Agency, and those who have businesses reliant on a Broads locality or those who live in the Broads. 
5.3
The Authority appointed a consultant from Risk and Policy Analysts last autumn to undertake the project plan to develop a local flood risk policy. Alongside this, a working group was set up to help build a consensus on policies for development in areas of flood risk and draft policies in advance of any statutory consultation.  A range of stakeholders attend the group including the Environment Agency, district councils, Norfolk County Council (Economic Development), the marine industry, landowners, residents and amenity societies. The Association of British Insurers receives papers. Although the working group met several times and was reasonably well attended, key members have still submitted representations against the locally derived emerging policy. This was disappointing in some ways given the efforts the Authority had gone to engage partners over drafting emerging policy.

5.4
The efforts made to develop a local policy on this matter have not been helped by the delayed Stage 2 Strategic Flood Risk Assessment (SFRA) required by national policy. The Environment Agency has emphasised this is important to inform the sustainability appraisal of development plans; this would disaggregate zones of higher risk (zone 3a) and areas in the functional flood plain (zone 3b), the latter being areas where only water compatible development or essential infrastructure is permissible. The options proposed were a balance between restrictions on all development in areas with a significant risk, and an approach of adaptive design. 

Development and Flood Risk - the way forward

5.5
The consultant has met with the Environment Agency (EA) to discuss their representations. Representatives of the EA agreed to some redrafting to the Supplementary Planning Document. Once this is done and other minor issues resolved and agreed, the Authority could adopt the SPG.
5.6
Taking forward Policy PO10, with DPD status, will need careful attention. While many businesses supported this approach, some felt that the restriction on redevelopment only to the existing building’s footprint was unfeasible given the pressure to improve the quality of the tourism offer. The Environment Agency’s concern really focused on their interpretation that the approach was incompatible with PPS25. 

House Boats/ Live-aboards and residential moorings – Policy PO31
5.7
A meeting was held on this issue in January 2008 with an invited audience of residential boaters from the Thorpe Island area. The meeting was chaired by the Authority’s Vice-Chairman and an initial response from this group of stakeholders on the Preferred Option to allow no new residential moorings was recorded. Several individuals also submitted their own response to the consultation. 

5.8
The residential boaters opposed the draft Preferred Option and the meeting itself offered an insight into their reasoning and views. Clearly this is an issue that is not going to disappear by the Authority opposing this use of the water/bank side given the strength of feeling shown at the meeting and in the individual responses. However, not all attendees/respondents have the same views, so like most matters of policy, ultimately it will be very difficult to please all the individuals concerned. For instance, one attempt to scope out a further possible option at the meeting was a suggestion that residential moorings could be permissible provided they were in marinas and off the main river. However several members of the group felt that as their decision to live on the water was to be close to wildlife and in the countryside this option would be incompatible with that ideal. 
6 
Strategic Flood Risk Assessment (SFRA)
6.1
Government advice in Planning Policy Statement 25, Development and Flood Risk, requires local authorities to prepare a Strategic Flood Risk Assessment (SFRA) in order to inform the preparation of planning policy and provide the basis for applying the sequential test in new allocations and development control decisions.  An SFRA was commissioned in partnership with Broadland, South Norfolk, North Norfolk and Norwich councils and was carried out by consultants Millard Consulting Engineers with additional modelling by Halcrow.

6.2
The SFRA refines the Environment Agency flood risk maps, defines flood zones 3a and 3b and takes account of the impacts of climate change.  Direct flood risk from tidal inundation is shown through coastal breach models.  The SFRA also advises on the application of Sustainable Urban Drainage Schemes (SuDS) within new development.  

6.3
SFRA Flood Maps
6.3.1
Maps show flood zones 2, 3a and 3b. This includes the risk from a 1 in 200 year tidal surge and also future climate change predictions such as increase in peak river flow.  The climate change predictions are based on the recommended contingency allowances for net sea level rise and precautionary sensitivity ranges for peak rainfall intensities, peak river flows etc. contained in Annex B of PPS25, and provide a picture of risk 100 years hence.
6.3.2
 Direct flood risk from tidal inundation is illustrated by a tidal breach scenario at Sea Palling.  This only illustrates the risk at a specific location – the risk to the wider area is shown on the EA flood maps which assume no defences (therefore they show effects of a breach / failure in all locations).  The general risk to wider areas from a coastal breach / overtopping is not shown on the general maps  - the EA maps still need to be used in these areas.
6.3.3
As the EA maps do not include climate change allowances, further work may be necessary to show the impact of climate change predictions on direct tidal flood risk along the coast.  The data that allows this to be mapped has only recently become available and was not available when the SFRA was commissioned.  Furthermore it may be useful in the case of the Broads Authority area to investigate the consequences of further coastal breaches, possibly in the vicinity of Horsey, where inspection suggests that the extent of flooding affecting the Broads would be greatest.

6.3.4
The SFRA identifies significant “Areas of Uncertainty”.  This is where the flood probability outline is uncertain due to continuing bank settlement and the effect of the ongoing Broadland Flood Alleviation Project works.  In these areas, the EA flood maps will be used and it will not be possible to distinguish between zones 3a and 3b. 

6.4
Sustainable Drainage Systems
6.4.1
The SFRA also provides information on the applicability of different sustainable drainage systems (SuDS).  It describes the soil type present and then suggests which forms of SuDS may be appropriate.

6.5
Flood Risk in the Broads

6.5.1
The SFRA shows that coastal flooding and flooding associated with defence failure are likely to produce the most significant consequences and greatest hazard because of the speed of onset of the flood, the high water velocities and the deep water. Settlements towards the east of the Broads which are at risk of flooding from failure of the coastal defences are indicated on the Environment Agency maps. 

6.5.2
Flooding from the tidally influenced Broads river systems, as indicated on the SFRA flood probability maps, is likely to be less hazardous, because of the slower onset. Fluvial flooding associated with upstream areas of individual catchments within the Broads is not normally “flashy” and the hazard from these floods, excepting unusual meteorological conditions, is least onerous. Consideration of the flood risk at a particular location should take account of the climate change enhanced flood outlines in the SFRA in accordance with PPS25.

6.5.3
Any development encroaching within any of the plotted flood zones will increase flood risk to adjacent areas, and the effect on flood risk of a number of small encroachments is cumulative. If the requirements of PPS25 are met in full, then additional development would not increase flood risk elsewhere.

6.5.4
The typical Broads river has a permeable catchment, is groundwater dominated, and is a slow responding watercourse with a slow increase and decrease of flow in response to rainfall. Although tidal surges can develop rapidly within 6 – 12 hours as a result of the movements of weather systems in the North Sea, the Environment Agency Flood Warning System covers the whole of the Broads area and it is unlikely that anyone within the Broads can remain unaware of approaching flood conditions, or be unable to take the appropriate action as warnings are issued. 
6.5.5.
Existing flood defences in the Broads area offer a very low standard of defence (typically up to a 1 in 7 year standard) so that overtopping events or events in which defences are outflanked or breached are likely to produce a slow speed of approach of the flood, slow water velocities, shallow depth and low hazard. The majority of people living and working within the Broads are historically familiar with the water environment and are unlikely to be surprised or alarmed by the prospect of floods or rising water levels.

6.5.6
The flood probability mapping carried out within the SFRA does not adequately represent the degree of hazard likely to be experienced in the Broads Authority area, especially in the more upstream catchment areas, and those areas not at risk of breaching of coastal defences, because it does not quantify depth or water velocity. The flood probability mapping, for example, indicates in some areas that the functional floodplain extends to the boundary of the Broads Authority area, and intuition, or engineering judgement, indicates that this is likely to be the case in reality at least if the functional floodplain is defined as the 1 in 20 year event. 

6.5.7
The consultants believe that if hazard mapping were to be carried out in order to quantify depth and water velocity at the various flood events considered by PPS25 (hazard, or “danger to people”, is a function of depth and velocity) it would quite likely indicate that both flood depth and velocity are not great, and that consequently the hazard is low. There may therefore be a case to be made for flexibility in the application of the current PPS25 planning constraints associated with flood risk zones, especially the planning constraints associated with the definition of functional floodplain, in order to reflect the special character and nature of the Broads water environment and in order to preserve the social and economic well being of the resident community (largely living just outside the Broads Authority boundary), and the tourism and marine businesses within the boundary.

7
Conclusion

7.1
The information in the SFRA, particularly the flood probability maps and the sustainable drainage schedules and maps, will allow development to be allocated to areas which are not at risk of flooding, and to areas which are most able to accommodate sustainable drainage. 
7.2
The flood probability maps in the SFRA indicate flood risk from the tidally influenced river systems within the Broads. Certain eastern locations remain at risk from direct flooding from the coast following failure of coastal defences and reference should be made to Environment Agency maps for details of the risk of direct coastal flooding.

7.3
The SFRA provides up to date accurate information to assess flood risk that also considers future climate change predictions.  This is important for decisions on planning applications. However, the Environment Agency advises the SFRA will need updating as and when assumptions about climate change are updated and in order to roll it forward to continue to give a 100 year scenario.

7.4
The SFRA concludes overall that 

· it is generally the case that flood events in the Broads are likely to involve a slow speed of approach of the flood, slow water velocities, shallow depth and low hazard. 

· The Broads river system catchments are sluggish in response and are not “flashy”. 

· The risks presented by tidal surges are adequately covered by the EA flood warning system throughout the Broads Area. 

· The majority of people living and working within the Broads are historically familiar with the water environment and are unlikely to be surprised or alarmed by the prospect of floods or rising water levels. 

· There may be a case to be made for flexibility in the application of the current PPS25 planning constraints associated with flood risk zones, especially the planning constraints associated with the definition of functional floodplain, in order to reflect the special character and nature of the Broads water environment and in order to preserve the social and economic well being of the resident community (largely living just outside the Broads Authority boundary), and the tourism and marine businesses within the boundary.

7.5
The Committee is invited to give a response to the key issues raised and make suggestions on the drafting of the final policies which will be considered by the Authority at its meeting on 9 May 2008 
Background papers:
Town and Country Planning (Local Development) (England) Regulations, 2004. 
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