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Chairman’s foreword

This is the first statutory Local Plan for the whole of the Broads area. The Broads Authority adopted the Local Plan on 9 May 1997 after a long period of preparation, and with extensive consultation. A Public Local Inquiry into objections was held in 1996.

Throughout the process the Authority has carefully considered comments and objections. It is encouraging to note that this process of consultation and participation has led to some significant changes in the Local Plan. These changes have improved the Local Plan’s policies and meet many of the concerns raised by consultees, without weakening its overall objectives for the control of development in the Broads area.

In a specially protected area of national importance such as the Broads, strong planning policies will continue to be needed to protect the landscape, wildlife and waterways. However, planning policies should also take into account the needs of the economy of the area. The policies in the Broads Local Plan seek to protect what is special and distinctive, and at the same time to allow carefully controlled development to meet the needs of people living or working in the area, and those who visit, provided this does not damage the Broads.

It is also important to remember that the Broads Local Plan is part of a wider picture. It has been prepared in the context of the Broads Authority’s statutory duties to conserve the Broads, to promote public enjoyment of the area and to protect the interests of navigation. It is also consistent with the Broads Plan 1997, which is the Authority’s Strategy and Management Plan.

Planning is a vital part of the Broads Authority’s work, and the adoption of this Broads Local Plan is an important step forward for the Authority and for the future of the Broads.

The Broads Authority is grateful to all those who have participated in preparation of the Local Plan including planning officers and other staff and all consultees.

Jenny Livingstone

Chairman, Broads Authority Planning Committee
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Notes for guidance

These notes have been prepared to provide extra information about using the Local Plan and do not form part of the Plan itself. The Local Plan is made up of three different sections:

Written Statement. This contains the Broads-wide and village planning policies.

Proposals Map. This is divided into three parts, A, B and C and covers the whole of the Broads area and shows where particular policies apply.

Proposals Map Insets. These show selected parts of the Proposals Map, usually villages, in greater detail. The areas covered by the Inset maps are depicted on the Proposals Map.

Reading the text
There is always more than one planning policy which applies to a particular place. The ones which apply throughout the Broads are found in Part 1 of the written statement while those which relate only to particular places are contained in Part 2. A useful list of planning policies can be found on page 6. If there is a planning term or other word which is not familiar to you the Glossary on page 263 may help to explain it. It is 

important to remember that any Local Plan policy should not be read in isolation, but in the context of all other relevant policies throughout the Plan. This is especially important to remember if you have obtained a copy of the policies only for your area and have not yet seen the rest of the Plan.

Using the maps
The Local Plan covers all the land within the Broads Authority’s boundary. The Proposals Map covers the whole of the area while the Inset Maps show selected information in greater detail. Proposals Map Insets generally show village areas where it is important to see details clearly in relation to individual properties. It’s easy to tell from the maps which places are outside the Broads boundary and which are inside. Land outside the Broads is shaded grey.

The maps show planning designations which apply in particular places although please bear in mind that the policies in Part 1 of the Local Plan apply throughout the Broads area. For ease of reference the maps show some planning designations which extend outside the Broads boundary. These include Sites of Special Scientific Interest (SSSIs), road proposals, aquifer protection areas and Conservation Areas and are for information only. When reading a map, you should always carefully consult the key.

If you want to know which particular designations apply to a particular property or site, you should look at all of the different notations covering the place you have chosen and check them off against the key. The two illustrations opposite are used as examples of how to read the maps.

Please contact us if you would like further information on any aspect of the Local Plan:

Broads Authority, 18 Colegate, Norwich, Norfolk, NR3 1BQ. 

Tel (01603) 610734.

1

 Introduction 

The Broads, a nationally important wetland
l 1.1 The Broads is Britain’s finest wetland and includes wetlands of international importance. Its rivers, shallow lakes, marshes and fens make it a unique area, precious for its rich wildlife and  landscapes. It is an important member of the international family of wetlands, with large parts of the Broads recognised as among the best examples of wetland habitat in the world.

l 1.2 It is also a place where people live and work. Agriculture is of great importance in the Broads and so too is outdoor recreation and tourism. The Broads is one of Europe’s most popular inland waterways, attracting more than one million visitors a year and providing a unique recreational waterway system, offering a wide range of boating activities. 

l 1.3 Geographically, the Broads extends over the lower valleys of the rivers Waveney, Yare and Bure, together with the two tributaries of the Bure, the Ant and the Thurne, and the River Chet, a tributary of the River Yare. The low-lying land in these valleys includes shallow lakes (or ‘broads’), rivers, dykes, fens, woodland and drained marshlands. The shallow lakes are referred to as ‘broads’ while the term ‘the Broads’ refers to the whole area.

l 1.4 The boundaries of the Broads are tightly drawn, encompassing an area of about 300 square kilometres. While predominantly an open, undeveloped landscape, the Broads also includes built-up areas, particularly waterside villages, although in many cases only a small part of a village falls within the Broads Authority’s boundary. Part of the Broads is in the county of Norfolk and part in Suffolk. The area includes parts of the local authority districts of Broadland, Great Yarmouth, North Norfolk, Norwich, South Norfolk and Waveney.

The Broads Authority
l 1.5 Since the 1950s a series of complex environmental problems has beset the Broads. Water which was once clear has become cloudy, swathes of bankside reed and vegetation have been eroded, grazing marshes have been lost to the plough, fens have turned to scrub, and some settlements have suffered from unsympathetic development. The severity of these problems and the national importance of the Broads were acknowledged by the local District Councils and by Norfolk and Suffolk County Councils during the 1970s. In 1978, with the support of the Countryside Commission, they created the first non-statutory Broads Authority. This ‘old’ Authority was a joint Committee of the local authorities, which delegated planning powers to it. After five years, during which much was achieved, a review by the Countryside Commission concluded that the Broads needed to be looked after by one body with adequate powers and resources to manage the whole area, both land and water.

l 1.6 The ‘old’ Authority has been replaced by the present Broads Authority, which is a Special Statutory Authority. The Broads Authority was created by the Norfolk and Suffolk Broads Act (1988) and started its work in 1989.

l 1.7 The Authority’s duties are:

a) to conserve and enhance the natural beauty of the Broads;

b) to promote the enjoyment of the Broads by the public; and

c) to protect the interests of navigation.

These duties are similar to those of Britain’s National Parks with the addition of the duty concerning navigation. By creating a Special Statutory Authority, the Government has recognised that the Broads needs the same level of protection as the National Parks.

l 1.8 In carrying out its functions the Broads Authority must have regard to the national importance of the Broads as an area of natural beauty which offers opportunities for open-air recreation and to the need to protect the natural resources of the Broads from damage. It must also have regard to the needs of agriculture and forestry and the economic and social interests of those who live or work in the Broads. The Broads Authority is the District Planning Authority for the Broads. It is also the Navigation Authority for the Broads navigation area, as defined in the Norfolk and Suffolk Broads Act (1988).

The context and format of the Local Plan
l 1.9 Policies in the Local Plan are concerned specifically with land use and development. The context for the Local Plan is drawn from several sources:

a) The Authority’s overall strategy for managing the area is set out in the Broads Plan, published in 1997. Preparation of the Broads Plan is a requirement of the Broads Act. It sets down the Authority’s approach to such fundamental issues as water quality, water resources, conservation, farming, navigation, water safety, tourism and recreation;

b) The Norfolk and Suffolk Structure Plans. The Local Plan must be generally consistent with the two county Structure Plans, which contain strategic planning policies for the Broads;

c) Regional Guidance and Government Advice. The Local Plan must take account of advice contained in Department of the Environment, Transport and Regions (DETR) Circulars and Planning Policy Guidance notes (PPG). It must also take account of Regional Planning Guidance for East Anglia.

l 1.10 The Local Plan covers the area as shown on the map (below). The policies will operate up to the year 2006 unless the Plan is reviewed before that date. The Plan has four main functions:

a) to provide detailed land use policies which are consistent with the Structure Plans and with the objectives of the Broads Plan;

b) to provide a clear and consistent basis for development 

control;

c) to provide guidance for those considering investment and development in the area;

d) to provide a basis for public consultation.

l 1.11 The Local Plan consists of this document, which is the ‘Written Statement’, and the ‘Proposal Map’.

The Written Statement contains some policies which apply to the Broads as a whole and others which apply to specific villages or sites. The policies of the Local Plan can be easily identified and are printed in bold colour. Each policy, or group of policies, is followed by an explanation of the policy.

The Proposals Map shows the boundary of the Broads Area and defines where particular policies apply. There are larger-scale insets for particular villages and they form part of the Proposals Map. There is an index of Local Plan policies on Page 6.

The Local Plan supersedes a number of existing planning policy documents which are listed in Appendix 1.

Government Planning Guidance
l 1.12 Government planning advice, published in Planning Policy Guidance Note 7 ‘The Countryside-Environmental Quality and Economic and Social Development’ (PPG7 revised) draws attention to the special importance of the Broads.

‘Under the Norfolk and Suffolk Broads Act, 1988 the Broads have a status equal to that of a National Park. The Broads Authority exercises in its area similar functions to those of the National Park Authorities...... Conservation of the natural beauty of the countryside and of its wildlife and cultural heritage, should be given great weight in planning policies and development control decisions in the National Parks, the Broads and the New Forest Heritage area. Due regard should also be had to the economic and social well-being of local communities. Special considerations apply to major development proposals, which are more national than local in character. Major development should not take place in the National Parks, the Broads and the New Forest Heritage area save in exceptional circumstances.’ (Paragraphs 4.4 and 4.5)

This advice is repeated in PPG13, ‘Transport’, in MPG6 ‘Guidelines for Aggregate Provision in England’ and in other PPGs. Relevant extracts from Government planning advice are referred to throughout the Local Plan. PPG 7 also explains that the scope of ‘permitted development’ is more limited in the Broads than elsewhere. Appendix 7 to the Local Plan explains the meaning of ‘permitted development’. 

Sustainable Development
l 1.13 In recent years there has been a marked strengthening of concern about the effects of development on the environment. The concept of ‘sustainable development’ means ‘development that meets the needs of the present without compromising the ability of future generations to meet their own needs.’

l 1.14 In PPG12 ‘ Development Plans and Regional Planning Guidance’ the Government makes clear its intention to work towards ensuring that development and growth are sustainable and to develop policies consistent with the concept of ‘sustainable development’. ‘The planning system ...... contributes to the objectives of ensuring that development and growth are sustainable. The sum total of planning decisions in the planning field, or elsewhere, should not deny future generations of the best of today’s environment. This should be expressed through policies in development planning.’

l 1.15 Regional Planning Guidance for East Anglia also establishes environmentally sustainable growth as the regional objective. Given the national and international importance of the Broads environment, these issues are of particular relevance and importance. The Broads Authority’s ‘Broads Plan’ also endorses sustainable development as one of its guiding principles.

l 1.16 The Government is also concerned to ensure that environmental concerns are integrated into the assessment of policies during the preparation of Local Plans. An Environmental Appraisal of Local Plan policies was included in the deposit version of the Local Plan.

Regional Planning Guidance

l 1.17 Regional Planning Guidance for East Anglia has been 

provided by the Secretary of State for the Environment (RPG6, July 1991). This guidance stresses the need to conserve and enhance the environment, and the principle of sustainable development referred to above. With regard to the Broads, the Regional Guidance also stresses that: ‘the landscape, conservation and recreation interest of the Norfolk Broads are of national importance and the Broads Authority has been created as a Special Statutory Authority to undertake a long term restoration programme dealing with the environmental degradation resulting from various forms of development pressure. The Norfolk and Suffolk Structure Plans and the Broads Local Plan will have an important role to play in dealing with these pressures on the Broads, so that the special qualities of the Broads are available for future generations’. (Paragraph 3)

Strategic Planning Policies

l 1.18 Both Norfolk and Suffolk County Councils supported the creation of a statutory Broads Authority with appropriate powers to tackle the environmental problems of the Broads. The Norfolk and Suffolk Structure Plans identify the national importance of the Broads for its landscape, wildlife and recreational interests. They also recognise the serious environmental problems which have degraded the Broads area.

l 1.19 The two Structure Plans contain a range of policies affecting the Broads. Each contains a policy setting out the strategic approach to the Broads.

a) Norfolk Structure Plan 

Policy B1 The overall strategy for the Broads is:

i) to protect and conserve the landscape, waterways and wildlife of the area from inappropriate land uses and development;

ii) to protect and enhance the built environment by only  allowing development which is appropriate in location, scale and form;

iii) to allow the development of new facilities for informal 

recreation and holidays only in locations and on a scale which will not damage the ecological and landscape qualities of the area and its built environment;

iv) to give priority to the conservation and enhancement of the

Broads landscape, waterways and wildlife over other considerations in the determination of development proposals; and

v) to consider development proposals having regard to the social and economic well-being of the area.

Proposals for development inconsistent with the above will not normally be permitted.

b) Suffolk Structure Plan 

Policy ENV18 The overall strategy for the Broads is:

i) to conserve and enhance the built environment, the 

landscape, waterways, water quality and wildlife of the area, with conservation taking priority over other considerations in the determination of development proposals;

ii) to allow the development of new facilities for informal 

recreation and holidays, and business development sustaining the economic and social well-being of the area, only in locations and on a scale which will not materially damage the ecological and landscape qualities of the area and its built environment.

l 1.20 These two strategic policies are very important in setting the context for considering development proposals affecting the Broads area. The supporting text to Norfolk Structure Plan B1 explains that: ‘The Broads now enjoy a status equivalent to a National Park and share the same protection as the National Parks. Government planning policy guidance fully recognises the need for strong planning policies to protect these sensitive areas. The Structure Plan strategy for the Broads reflects this need for strong protective policies. It also allows appropriate development to meet the needs of those who live and work in the Broads and of visitors, in a manner which is not damaging to the environment. Policy B1 also provided guidance should development proposals be in irreconcilable conflict with the conservation and

enhancement of the landscape, waterways and wildlife of the Broads. 
In this context the conservation and enhancement of the Broads waterways includes their use for the purposes of navigation.’

Principles of the Local Plan 

l 1.21 Detailed policies in this Plan have been developed with the help of nine guiding principles. These are:

a) to prevent development which causes significant damage to the wildlife habitats, or to the characteristic Broads landscapes including the rivers and broads, fens, carr woodland and grazing marshes;

b) to seek to ensure that the nature and pattern of development which takes place in the Broads is sustainable, taking account of Government advice;

c) to encourage small scale recreation and tourism schemes in appropriate places to promote people’s enjoyment of the Broads in ways which are sympathetic to the environment;

d) to discourage development which is damaging to the waterways and their use;

e) to discourage large-scale holiday, leisure or other development which would damage the character of the Broads and lead to over-intensive use of the broads and rivers;

f) to encourage the upgrading, enhancement and appropriate redevelopment of the existing built environment where it is 

compatible with the overall policies of the Local Plan;

g) to conserve and enhance the Broads built environment and, where development is appropriate, to ensure that it is of a scale, form and design which enhances the Broads;

h) to consider favourably development which meets the social and economic needs of people living or working in the Broads; 

i) not to make provision for a specified amount of housing, employment, commercial or other development, but to consider the effect of development proposals on the Broads environment. 

Planning Decisions

l 1.22 In reaching a decision on a planning application the Broads Authority must have regard to the ‘development plan’. In the Broads area, this will include the Norfolk and Suffolk Structure Plans and the Broads Local Plan. It must also have regard to the Government’s national and regional planning advice and will also take into account any relevant supporting planning guidance. The Government’s PPG1 ‘General Policy and Principles’ advises that: ‘Where the development plan is material to the development proposal, and must therefore be taken into account, section 54A (of the 1990 Town and Country Planning Act) requires the 

application or appeal to be determined in accordance with the plan, unless material considerations indicate otherwise. In effect, this introduces a presumption in favour of development proposals which are in accordance with the development plan. An applicant who proposes a development which is clearly in conflict with the 

development plan would need to produce convincing reasons to demonstrate why the plan should not prevail.’

l 1.23 Whilst the development plan is the starting point in considering development proposals, the Authority must also have regard to any other ‘material considerations’ which need to be weighed in reaching a decision. 

The Authority will examine planning applications in the context of all the relevant policies in the Broads Local Plan. It is important that those using the Local Plan also take account of all the relevant policies rather than giving undue weight to one or two policies which appear to favour or oppose a particular development proposal. 

Part 1

Broads-wide policies

Part 1 of the Local Plan includes policies which will apply throughout the Broads area. The boundary of the Broads area is shown on the map on page 154 and, at a larger scale, on the Proposals Map.

2
Conservation of landscape and wildlife

The Broads embodies many different landscapes and harbours a wealth of wildlife. This chapter of the Local Plan describes the characteristic landscape and wildlife habitats of the Broads, their regional, national and international importance and includes policies to protect them from development which would have a harmful impact on their environments. These policies must be considered in the context of strategic planning policies for the Broads (see page 21) as well as other relevant policies of the Local Plan.

Introduction
l 2.1 The Broads is one of Europe’s most important wetlands. Its many and varied habitats support plants, insects, birds and other animals some of which are nationally rare, but which have been part of the Broads environment for generations. On the fens there are bitterns and swallowtail butterflies; in the broads and dykes there are plants such as water soldier and holly leaved naiad, and on the grazing marshes and mudflats waders and wildfowl abound.

l 2.2 As well as its biological richness, the Broads is valued for its special landscapes - the open broads, slow winding rivers, lonely grazing marshes and windswept fens. The enduring value of the Broads lies in the great variety of habitats and landscapes which are linked to form an integral wetland. Conservation efforts must be effective over the whole Broads area, taking into account all the habitats and landscapes. Loss of, or damage to, any part could diminish the value of the whole wetland complex. Conservation and management must also seek to protect native plant and animal species, not only those which are rare in the country as a whole, but those which are characteristic and special in the Broads.

l 2.3 Landscapes of the Broads have evolved through an interplay of natural changes and people’s intervention. The broads themselves are the result of medieval peat-digging. Over the centuries the fens and marshes have been shaped by the way people live and work. This pattern of historical use is one of the keys to the special character of the landscapes, which can vary significantly even within one river valley. Unfortunately, in some places, neglect, agricultural intensification and intrusive development have degraded parts of the landscape. Many such areas could be restored to reflect a distinctive character, and there is potential for creating new landscapes, in keeping with the local area.

l 2.4 The characteristic landscape types of the Broads can be divided into six generalised landscape types, as shown on the map (left):

a) enclosed upper river valleys;

b) enclosed broads;

c) open valleys;

d) open grazing marshes;

e) open broads;

f) closely contained broads.

l 2.5 A study by the Ministry of Agriculture, Fisheries and Food (MAFF) concluded that the Broads Environmentally Sensitive Area (ESA) has a unique character: 

‘It is flat and has a low lying traditional wetland character that varies across the area depending on levels of enclosure and surface patterning. Where landform and landcover combine to create an enclosed landscape, the character is intimate and pastoral. As the landscape becomes more open it assumes a remote, homogeneous character with detail more from the rectilinear surface patterning than from its manmade structures .... The ESA landscape’s value lies not only in its nationally unique character and ‘differentness’ from the surrounding arable landscapes but also in the diversity of landscapes within it, each with an underlying traditional wetland character.’

Special Designations
l 2.6 PPG9 ‘Nature Conservation’ confirms the importance the Government attaches to conservation of the environment and explains the statutory framework which has led to various designations. Specific sites in the Broads have been designated as being of special value under a range of international, national and local criteria.

a) Sites of Special Scientific Interest (SSSIs)

SSSIs are notified by English Nature to safeguard the finest examples of the characteristic habitats in the region and nationally. Once they are designated, all owners and occupiers are legally obliged to notify English Nature of an intention to carry out any operation which is designated as potentially damaging to the site. 

There are 28 SSSIs completely or partly in the Broads. At present almost 7,000 hectares have been designated as SSSIs in the area, which is approximately 23% of the Broads area, although about 80% of the Broads area is believed to be of SSSI quality. The Broads SSSIs are shown on the Proposals Map.

Virtually all the Broads fens are SSSIs and many of the adjacent broads are included in the larger SSSIs, for example in the ‘Ant Broads and Marshes SSSI’ and the ‘Bure Broads and Marshes’, ‘Upper Thurne Broads and Marshes’ and ‘Yare Broads and Marshes’ SSSIs. These also contain significant areas of alder carr. 

In addition, blocks of drained marshland are notified as SSSIs, 

eg Halvergate Marshes, Ludham-Potter Heigham Marshes and Upton Marshes.

b) National Nature Reserves (NNRs)

National Nature Reserves are declared by English Nature, in the national interest, to conserve plants and animals and to provide opportunities for research and education. Some NNRs are managed directly by English Nature while some others are the subject of management agreements with other organisations such as the Norfolk Wildlife Trust.

They protect particularly important examples of rare flora, fauna or landscape types which may be irreplaceable. These reserves are designated to be representative examples of their type on a local, national and sometimes international scale. All NNRs have SSSI status. English Nature is responsible for making sure NNRs are managed and protected in a way which will preserve them from damage or destruction.

In the Broads there are eight NNRs: Hickling Broad, Bure Broads and Marshes, Ludham Marshes, Ant Broads and Marshes, Winterton Dunes, Martham Broad, Calthorpe Broad and Mid Yare. English Nature has entered into management agreements with the respective landowners to ensure that NNRs are managed in the best interests of conservation.

c) International Designations

The importance of the Broads as a wetland of international value is increasingly being recognised by the European Union (formerly the European Community). Special Protection Areas (SPAs) are classified under the 1979 EC Directive on the Conservation of Wild Birds. Under this Birds directive the Government must take necessary steps to preserve, maintain or re-establish a sufficient diversity of habitats for wild birds. Under the EC 1992 Habitats Directive, Special Areas of Conservation (SACs) can also be designated. SPAs and SACs are intended to protect the habitats of threatened species of wildlife. The Ramsar Convention (named following the 1971 signing of the convention in Ramsar, Iran) is aimed at tackling the decline in the world’s most important wetlands. Ramsar sites are listed by English Nature as sites which meet criteria mainly concerning numbers of breeding waders and wintering wildfowl and the international significance of the wetland itself. Ramsar designations impose no further requirement on the owners and occupiers other than those applying to SSSIs. However, the Government, as a signatory to the convention, has pledged to promote the conservation of Ramsar sites and to endeavour to increase wildfowl populations.

In the Broads area, 22 of the 28 SSSIs were, together, designated as the Broadland Ramsar/Special Protection Area in October 1994 (see appendix 2). In addition, the Great Yarmouth North Denes SPA, designated in 1993, includes beach habitats between Horsey and Winterton which are within the Local Plan area. Breydon Water SSSI is also a Ramsar/SPA site. It is likely that Special Areas of Conservation will be designated in the Broads.

The planning implications of the designation of SPAs and SACs are considered on page 34.

d) Environmentally Sensitive Area (ESA)

The whole of the Broads is an Environmentally Sensitive Area where the Ministry of Agriculture, Fisheries and Food offers standard payments through individual agreements with farmers for following a traditional grazing regime which benefits nature conservation and the landscape. The Broads ESA extends beyond the boundaries of the Local Plan area.

e) Area of Outstanding Natural Beauty (AONB)

A small part of the Broads area, between Winterton and Sea Palling, is within the Norfolk Coast Area of Outstanding Natural Beauty, reflecting its particular national landscape importance. 

This area is shown on the Proposals Map and is referred to in 

paragraph 2.42.

f) County Wildlife Sites and Local Nature Reserves

Approximately 30 sites in the Broads are designated as County Wildlife Sites. While this designation is not statutory it indicates County or regional nature conservation significance. In view of the recognised national and international importance of the Broads as a whole, the County Wildlife Site designation was not generally applied in the Norfolk part of the Broads area. However there are 16 designated County Wildlife Sites wholly or partly in the Norfolk part of the Broads. Part of Breydon Water has been designated as a Local Nature Reserve for its wildlife importance. In 1996 part of Whitlingham Marshes was designated as a Local Nature Reserve as well.

l 2.7 SSSIs, the Area of Outstanding Natural Beauty and County Wildlife Sites are shown on the Proposals Map. The map on page 31 shows the location of the Broadland Ramsar/Special Protection Area and National Nature Reserves. The number and extent of these special designations further confirms the landscape and wildlife importance of the Broads. However, it is important to note that the whole of the Broads is designated a special statutory area, with a status equivalent to that of a National Park. Local Plan policies seek to protect, conserve and enhance the landscape and wildlife of the Broads as a whole. In view of its 

particular conservation importance, parts of the Broads area may also be designated under other legislation. For example, Horsey, Brayden Marshes and marshes south of Horsey Mere are designated an Area of Special Protection (AOSP) under the Wildlife and Countryside Act 1981.

l 2.8 In view of the fragile nature of the Broads and the national and international importance of its landscape and wildlife, strong planning policies are required for its protection from inappropriate development. The Norfolk and Suffolk Structure Plans both stress the need for priority to be given to conserving and protecting the Broads landscape,waterways and wildlife. Specific policies for the protection of particular landscapes and habitats are set out below. The Broads Plan also supports the introduction of Landscape Conservation Orders, to provide last resort powers when special landscapes are faced with threats which cannot be controlled through normal planning powers.

Fens and carr woodland

Policy C 1
Fens and carr woodland

Development which would adversely affect fens or carr

woodland, either directly or indirectly, will not be permitted.

l 2.9 Fens are water logged, peaty areas, normally dominated by reeds or sedges. They are the first stage in the natural change or succession from open water to woodland, and the 2,000 hectares in the Broads is the largest expanse of undrained species-rich fen in lowland Britain. The fens are a valuable wildlife habitat supporting a diversity of plants, insects, birds and animals. Not only are they valued nationally, but they also enjoy international recognition. Traditional management of these areas for reed, sedge, marsh hay and litter once maintained the variety of fen types. But in the last fifty years, fewer people have been managing the fens and large areas have been lost to scrub and woodland. Managing these areas is labour intensive and they are therefore vulnerable to abandonment or abuse, for example through tipping.

l 2.10 Carr woodland is the final stage in the succession process. Mature carr woodland is a largely undisturbed wilderness of woody species, supporting an abundance of low growing plants, birds and animals, including the shy Chinese water deer. The extent of carr woodland has greatly increased with the decline of fen management, but the most valuable areas of the 3,000 hectares of carr in the Broads are those which are mature, rather than former fen areas which have been neglected and turned to scrub.

l 2.11 The Broads Plan sets out a long-term strategy for managing both these landscape types. This may include removal of trees and scrub in order to return or restore a fen landscape. Shallow water areas or ‘turf ponds’ may also be created to enhance the nature conservation interest of these areas. It is also important to prevent their destruction by inappropriate development. This can occur by the development of riverside dwellings or mooring plots, by tipping to raise land levels or by the creation of new dykes for boat mooring. Carr woodland at the upland margin is particularly vulnerable to development pressure and yet it is here that it contributes most to the Broads landscape. Fens are also 

susceptible to drainage or water abstractions affecting surface or groundwater supplies to the fens, including that associated with development, which may be at some distance from the area. This can indirectly damage the habitats and hence the nature conservation value of fen sites.

Nature conservation designations

Policy C 2
International and national areas of nature conservation importance
Development which would adversely affect a Site of Special Scientific Interest, either directly or indirectly, will not be permitted.

The Authority will pay particular regard to the United Kingdom’s international obligations for nature conservation, particularly in respect of Ramsar sites, Special Protection Areas and Special Areas of Conservation.

l 2.12 Sites designated as Special Protection Areas, National Nature Reserves and Ramsar sites in the Broads are all SSSIs. Nearly all of the 28 SSSIs in the Broads include areas of fen or carr woodland habitats. Because wetland habitats are so vulnerable, additional consideration must be given to development outside SSSIs which may indirectly damage them. This is particularly important with respect to safeguarding water levels and water quality and preventing sensitive areas from harmful disturbance. 

l 2.13 The Conservation (Natural Habitats, etc) Regulations 1994 came into force on 30 October 1994 and give effect to the EC Birds Directive and Habitats Directive. These Regulations and Directives have significant implications for the control of development affecting sites designated as SPAs or SACs. These can be summarised as follows:

a) before giving consent for a proposal which is likely to have a significant effect on an SPA or SAC and which is not directly associated with or necessary to the management of the site, the Broads Authority must, in consultation with English Nature, assess the implications for the SPA or SAC in view of the conservation objectives of the SPA or SAC;

b) subject to other planning considerations, permission may be granted if the outcome of the assessment is that the proposal would not adversely affect the integrity of the SPA or SAC. Similarly, permission may be granted if, in the first place, it is agreed that the proposal is unlikely to have a significant effect on the site or is directly connected with or necessary to its management;

c) if the assessment concludes that the development would adversely affect the integrity of the SPA or SAC, permission may only be granted if there are no alternative solutions and the proposal must be carried out for imperative reasons of overriding public interest;

d) these reasons may be social or economic except where the SPA or SAC hosts a ‘priority natural habitat’ or ‘priority species’. 

In this case, the overriding reasons must relate to human health, public safety, beneficial consequences of primary importance to the environment or other reasons agreed by the European Commission.

The Regulations also impose a condition on every planning 

permission for permitted development granted by the General Permitted Development Order to the effect that development which is likely to have a significant effect on an SPA or SAC, and is not directly connected with or necessary to its management, must not be begun until the Broads Authority has given written notice of its approval. Before issuing this approval, the Authority must ascertain, in consultation with English Nature, that the development will not adversely affect the integrity of the site. 

If the Authority concludes that it would do so, a full planning 

application is required which will follow the procedures set out above. Alternatively, the developer may appeal to the Secretary of State against the Authority’s refusal to give its approval. Some sites may be potential SPA or SAC sites, their designation being subject to further consideration or consultation. Government advice in PPG9 ‘Nature Conservation’ is that:

‘.... for the purpose of considering development proposals affecting them, potential SPAs and candidate SACs included in the list sent to the European Commission should be treated in the same way as classified SPAs and designated SACs.’

When considering development affecting SPAs or SACs, the Broads Authority will need to have careful regard to the above considerations. Unambiguous scientific proof that the environment is being harmed is rarely available. The absence of such evidence will not deter the Authority from taking whatever action is appropriate if the causes and consequences of new development are seen as an unacceptable threat to the environment of the Broads.

Policy C 3
Other areas of nature conservation interest

The Authority will seek to protect the wildlife interest of sites of local nature conservation importance.

l 2.14 The Broads Authority carries out and supports a wide range of nature conservation work within the Broads area and encourages other bodies and individuals to do so. Areas such as County Wildlife Sites and Local Nature Reserves do not have the same statutory protection as SSSIs. Nevertheless, they are part of the Broads area which, as a whole, is of national importance and they are also of significant local or regional conservation interest. The Authority will therefore seek to protect their wildlife value from damaging development and, if development is appropriate, to minimise any significant effects. This is particularly important in the Broads because much of the area is believed to be of SSSI quality but is not currently designated.

Rivers and Broads
l 2.15 In the past, the open water of the rivers and broads was ecologically more healthy, supporting a diversity of aquatic plants, invertebrates, fish and other aquatic animals. Water quality has been changing since the turn of the century, but the worst decline has happened since the 1950s. The water has become enriched with two nutrients - phosphates and nitrates - leading to a dominance of algae which have turned clear water cloudy and caused the demise of nearly all water plants. A restoration programme is under way to reverse this decline in water quality and restore the diversity of aquatic life.

l 2.16 Not only has the biological richness of the waterways diminished, but the changes have also affected the visual character of the area. Loss of reed fringe has altered the appearance of the rivers and broads and reduced the natural protection against bank erosion. Pollution control and management to restore aquatic plant life are essential to the health of the Broads as a whole. Sensible management of boating is one important way of helping to control bank erosion and protect those broads which still support some plant and animal life.

l 2.17 The issue of control of salt water flooding is a crucial one in the Broads area. Matters relating to development in areas of flood risk and to the Environment Agency’s flood alleviation strategy are dealt with in Chapter 7 of the Local Plan ‘Infrastructure and community facilities’.

Controlling bank erosion
Policy C 4
Bank erosion - Control of development leading to 



increased motor hire craft

Development leading to an increase in motor hire craft on the Broads will not be permitted other than in exceptional circumstances. Where, exceptionally, such development is permitted, the Authority will, where appropriate, seek a planning obligation from the developer to limit the numbers of motor craft operated from the site.

l 2.18 Bank erosion is a serious problem facing the Broads Authority. Deteriorating water quality in the Broads and the effects of wave action have resulted in the loss of the protecting water plants which lined the water’s edge, making the banks much more susceptible to the forces of erosion. Wind may also cause erosion and, in some locations, geese may make banks more vulnerable. Boat wash is also one of the main causes of bank erosion. With the advent of motor craft the natural erosion rates have been greatly exceeded, and a loss of up to 1.6 metres per ten years has been measured in parts of the river system, using aerial photographs. Measures to restrain the growth in numbers of motor craft play an important role in the Broads Authority’s strategy to control the effects of boat wash. The intention is to influence motor craft numbers by restraining development which would lead to more hire craft, or marinas and permanent private moorings for motor craft. This approach should be seen in the context of the Authority’s Broads Plan which includes a range of policies to reduce erosion. These include reducing speed limits, promoting better hull design and bank protection.

l 2.19 In 1993 the hire boat industry included approximately 1,550 hire motor cruisers, 320 day launches and 375 sailing craft/auxiliary yachts. The number of motor hire craft in 1996/7 is considerably fewer than a decade ago because of a steady contraction of the hire boat industry due to recession and changing holiday patterns. The Broads Authority wishes to sustain boatyards in view of their importance to the local economy and their important role in public enjoyment of the Broads. However, this objective must be balanced with the need for a policy which gives a long-term framework for controlling future development. In applying Policy C4, the Authority will take into account the operational needs of the boatyard and trends in hire boat numbers in boatyards in the area. Planning obligations controlling hire craft numbers will not be sought where the scale or nature of the development proposed is unlikely to affect numbers of hire craft operating from the yard. The Broads Boatyard Survey, which is undertaken from time to time by the Authority, provides information on trends and liaison with the industry will also help to provide information regarding viability.

Policy C 5
Bank erosion - Control of permanent moorings for 



private motor craft

Development of permanent or long stay moorings for private motor craft will only be permitted where they are in accordance with the following criteria:

a) they are in an off-river basin and would directly replace an equivalent number of established moorings on the river frontage; or

b) they are in an off-river basin in a boatyard and would not result in an increase in motor craft numbers; or 

c) they are for riverside dwellings or chalets and would be, wherever possible, located off-river, and their use would be directly connected with, and restricted to, the occupation of the dwelling or chalet.

Moorings permitted by this policy should not conflict with environmental considerations, including the reduction of bank erosion and overcrowding on the river, and should not have a significant adverse effect on the landscape or wildlife habitats. Where appropriate, a planning obligation will be sought to ensure compliance with criteria a), b) and c) of this policy.

l 2.20 Measures to control the growth in numbers of motor craft play an important role in the Broads Authority’s strategy to control the effects of boatwash and bank erosion. A survey of private moorings carried out in 1987 revealed intensive use of existing private moorings and strong demand for further moorings throughout the Broads. In the context of an expanding regional economy, increased demand for moorings is likely to continue during the period of the Local Plan. Consequently a strong policy is needed to protect the Broads from the effects of further 

mooring development, which would both change the character of the Broads and generate increased motor craft. Although private craft may be used less intensively than hire craft, the number of private motor craft has grown significantly since the mid 1980s. The Authority will restrict development which is likely to encourage a growth in private motor craft.

l 2.21 This policy will control the development of moorings for permanent or long-term use by private craft. It will apply to individual moorings, small groups of moorings and to marina developments. It is not intended to reduce the number of established, lawful moorings for private hire craft. The term ‘motor craft’ does not include sailing craft with auxiliary motors.

l 2.22 Riverside mooring constricts the navigable waterways and can lead to congestion and overcrowding on the rivers. In some cases it is better for navigation and for the appearance of the riverside if off-river basins are created to replace river frontage moorings, provided there are no other policy objections or adverse consequences and the permanent removal of riverside mooring can be assured. Proposals for new riverside dwellings often also seek to include mooring as part of the development. Such moorings will be considered with regard to their scale, local conditions (particularly the severity of bank erosion), local 

intensity of boat use and overcrowding. It should not be assumed that moorings will necessarily be permitted with a new riverside dwelling. If permitted, the use of such moorings will be limited so they are used only in conjunction with the dwelling. Policies for the development of dwellings in the Broads area are included in Chapter 4 of the Local Plan.

Policy C 6
Development affecting the Upper Thurne and 


Trinity Broads

Development leading to increased boating use of any kind will not be permitted in the following areas shown on the Proposals Map:

a) the Upper Thurne;

b) the Trinity Broads.

l 2.23 While the whole of the Broads is of national importance, the Upper Thurne and the Trinity Broads are two of the most important areas for wildlife in the Broads. The Trinity Broads include Ormesby Broad, Ormesby Little Broad, Rollesby Broad and Filby Broad. The Upper Thurne system includes the Martham Broads, Horsey Mere, Heigham Sound and Hickling Broad. Both areas are defined on the Proposals Map. These areas also have a well established importance for quiet enjoyment and recreation, but are vulnerable and sensitive to recreational pressures and disturbance of wildlife. For this reason there is a specific policy to protect them, which extends to development likely to generate either motor craft or non-powered craft. The policy is related to development and does not impinge upon navigational rights or preclude the enjoyment of quiet open-air water-based recreation which is compatible with the special character and wildlife importance of the areas.

Waterside Development

Policy C 7
Waterside development

Development on or close to the waterside will not be permitted outside the development boundaries as defined on the Proposals Map Insets except where it is in accordance with other relevant policies in the Local Plan.

l 2.24 Open stretches of riverbank outside the developed areas are a valued part of the Broads character. New development would detract from this and could introduce an urban feel to what is essentially an undeveloped landscape. Limited development will be acceptable where it complies with the other policies of the Local Plan.

Policy C 8
Piling and quay heading
Piling of banks will be permitted only where there is a need to prevent bank erosion by this method and it is for the following reasons:

a) for navigation purposes;

b) to meet flood defence requirements;

c) where piling is required in association with development 

which has been granted planning permission.

Where appropriate, the Authority will seek a planning obligation from the developer to prevent mooring on banks which have been piled.

l 2.25 New piling and quay heading or the replacement of existing piling generally requires planning permission. Some piling work is carried out by the Environment Agency in consultation with the Broads Authority for flood defence purposes. There has been widespread use of sheet steel piling in the Broads. While this is an efficient engineering solution to the problem of bank erosion, it damages the distinctive character of the waterside and does not allow for the regeneration of reed. Piling should only be carried out if it is the only reasonable method of preventing bank erosion. Much research has been carried out by the Environment Agency in conjunction with the Broads Authority to look at alternative methods of artificial bank protection, including the use of asphalt matting, which initially protects a regraded bank, while allowing reed or sedge to grow through to form a natural river edge. 

A Guidance Manual on Bank Protection Techniques is being prepared by the Environment Agency in a joint project with the Broads Authority and British Waterways. Publication is expected in 1998. Some low level piling is often required in conjunction with this technique. In some situations, particularly within settlements, piling of riverbanks may be unavoidable or required as part of development for which permission has been granted, for example under Policy C5. Proposals should take account of relevant Broads Authority’s design advice including that contained in the Design Guide ‘Waterside Recreation Areas’. In locations where riverbanks are to be reconstructed which are outside, but adjoin, the Broads area, the Authority will encourage proposed schemes to take account of these design guidelines. When new piling and quay heading takes place there may be the opportunity to create new temporary moorings for visitors. The circumstances in which planning permission may be granted for such moorings are set out in Policy TR1. 

Trees, landscaping and open space
l 2.26 Trees and woodlands, including alder carr and other mixed deciduous woodlands, make a valuable contribution to the Broads landscape. Within villages, trees help to soften the appearance of buildings, and enhance the character of important open spaces. Unfortunately, many existing woodlands are poorly managed, leading eventually to a loss of trees. Due to the characteristic open landscape of the floodplain, there is little scope for major new planting in the Broads.

Policy C 9
Trees and woodlands
Development which would have a significant adverse effect on trees or woodlands of landscape or wildlife importance will not be permitted.

Policy C 10
Tree Preservation Orders
The Authority will make full use of Tree Preservation Orders where there is a significant threat of destruction or harm to individual trees, groups of trees or areas of woodland which are worthy of protection and are important to the character of the Broads landscape or built environment, or to wildlife habitats.

l 2.27 Policies to encourage new planting in appropriate areas, and to manage existing trees and woodlands are included in the Broads Plan. Where appropriate, the Authority will protect important trees by using its planning powers during the development control process or by using Tree Preservation Orders, for example where a threat to important trees appears likely to result from development proposals. There are some circumstances where the selective pruning, lopping, felling or 

coppicing of trees can benefit conservation objectives, forms part of good arboricultural practice or can help to remove hazards to sailing craft and improve conditions for sailing. In implementing this policy, the Authority will have regard to the advice of the Department of the Environment, Transport and the Regions (DETR) on good practice with regard to Tree Preservation Orders.

Policy C 11
Trees and landscaping in new development
The Authority will require planning applications for new development to include a comprehensive landscaping scheme where appropriate, which will ensure that the proposals complement and enhance the proposed development and its setting in the Broads landscape or built environment. Where appropriate, the Authority will impose conditions to require:

a) the protection of existing trees, treebelts and hedgerows;

b) new planting or other landscaping measures within the scheme to enhance the character of the area and to minimise the visual impact of the development on its surroundings;

c) the implementation of the landscaping scheme during the 

earliest possible planting season during the development.

l 2.28 Where new development is acceptable in principle, it is important that a high standard of landscaping is carried out as part of the scheme. This will help to ensure that new development does not detract from its surroundings and, wherever possible, leads to a positive enhancement. Many planning applications will require a comprehensive landscape assessment of the site and landscaping proposals should be an integral part of planning applications. Planting should take place as early as possible in the development programme and should be based on indigenous species. The Broads Authority will provide advice on appropriate landscaping measures where required, although developers will be encouraged to engage professional landscape architects in the same way that they would an architect. Careful attention to protecting and retaining existing trees will be required and, where appropriate, a tree survey will be necessary. Measures to reduce the prominence of parked cars in new developments will also be important, especially in waterside locations. In some cases measures in addition to or other than planting may be appropriate. These could include changing land form or hard landscaping.

Policy C 12 Protection of open space, common land and staithes
Development will not be permitted if it would have a significant adverse effect on open space, common land or land at parish or public staithes which is identified on the Proposals Map or which otherwise:

a) makes a positive contribution to the character and appearance of the Broads landscape, waterways or built environment; or

b) is important for wildlife or is an important wildlife habitat.

l 2.29 The Proposals Map identifies public or parish staithes or private staithes in public use. It also identifies common land and other large areas of open space which are within the development boundaries and which make a positive contribution to the character of the area. Staithes were originally waterside landing places where goods were loaded and unloaded. Today, many staithes are important local amenities, providing waterside open space, public access and moorings and contributing to the character of the Broads. A list of the public and parish staithes shown on the Proposals Map is contained in Appendix 3. Private gardens, smaller areas of open space which also have significant amenity value and areas of open space outside the development boundaries are not shown on the Proposals Map. Development which could result in the loss of or damage to significant areas of open space will be assessed on a site-by-site basis against the criteria of Policy C12. In practice, there are many important areas of open space outside development boundaries, for example Caen Meadow in Wroxham, River Green at Thorpe St Andrew and Reedham Quay.

Policy C 13
Historic parks and gardens
Development that would have a significant adverse effect on the form or setting of historic parks and gardens identified on the Proposals Map will not be permitted.

l 2.30 Within the Broads area, there is a small number of historic parks and gardens which are important in terms of their contribution to the landscape, architectural and archaeological features, wildlife habitats, plant variety and educational value as well as for their historic interest.

l 2.31 Although there are no parks or gardens within the Broads area that are included in English Heritage’s ‘Register of Parks and Gardens of Special Historic Interest’, the Broads Authority has taken into account Norfolk County Council’s study of Historic Parklands (September 1988) and additional local information provided by the Norfolk Gardens Trust. The parks and gardens identified are a positive asset to the Broads area by contributing diversity and interest to both rural and built-up areas and 

warrant protection and proper management. Some of the parklands identified on the Proposals Map are only partially within the Broads area but justify this additional protection in order to safeguard the overall context of their landscape settings.

l 2.32 The Authority has identified the following areas of parkland and gardens and these are shown on the Proposals Map:

Brundall Gardens



How Hill

Caister Castle



Woodbastwick (part)

Crown Point and Whitlingham
Wroxham Hall (part)

Fairhaven Gardens, South Walsham

Drained Marshlands

Policy C 14
Development on drained marshland
Development will not be permitted on the drained marshlands, except for development which is essential for conservation management, agricultural or land drainage purposes and which cannot be located elsewhere.

l 2.33 The drained marshlands are one of the most distinctive landscape types of the Broads. They cover a large part of the Broads, dominating the landscape in the lower river valleys. The changing topography of the valleys provides variation in character and they are greatly influenced by the nature and development of the valley sides. The open, flat meadows, criss-crossed by dykes are of national significance for aquatic plants, birds and other animals.

l 2.34 In the past, agricultural change has affected the environmental importance of these areas. The marshes and their freshwater dykes are vulnerable to pollution, freshwater shortages, permanent flooding and salt water intrusion. Because of their flat, open character the marshlands are also particularly vulnerable to visual intrusion by inappropriate development. Some agricultural buildings, for example on the Halvergate Marshes, can be seen over long distances. Poorly sited buildings in elevated locations adjacent to the Broads area are also intrusive. The Broads Authority was instrumental in developing the Broads Environmentally Sensitive Area. Agreements under the ESA scheme now cover almost 90% of all grassland in the Broads area. The designation of the whole Broads area as an ESA now provides a mechanism for maintaining the traditional summer grazing regime, so protecting and enhancing the wildlife and landscape character. 

l 2.35 Strong planning policies are needed to protect the open character of the marshlands from intrusive development and enable the management and restoration of this distinctive landscape. This will complement the ‘environmentally friendly’ management of the marshland under the ESA scheme. A very limited amount of development in marshland locations may be unavoidable, for example a new pumphouse. In these cases, careful attention to siting, layout and design will be crucial to minimise the impact of the development.

l 2.36 The Broads Authority encourages the continuation of grazing on the marshes and this may result in an unavoidable need for a small number of additional agricultural buildings. It can be advantageous to site such buildings off the marshes on sites where they will be seen against the background of rising land, provided they are not prominent on the skyline.

Overhead lines
l 2.37 Two types of overhead power lines cross the Broads area. The high voltage lines with associated large pylons are particularly intrusive in the open marshlands, for example at Haddiscoe. Lower voltage lines often serve individual properties or pumping stations on the marshes and can also be intrusive, particularly if a network has developed in a small area. Telephone lines and poles also contribute to visual ‘clutter’ in some locations. Overhead lines are usually intrusive into the Broads landscape and can also be damaging to wildlife.

l 2.38 The Authority will carefully assess the effect of proposed new lines on the Broads area and will oppose proposals where they would result in an unacceptable visual intrusion in the Broads landscape, where they would be damaging to wildlife or result in a hazard to navigation. The Authority will seek the undergrounding of new and existing lines wherever possible and will encourage Eastern Group plc (formerly Eastern Electricity) to consider undergrounding lines in appropriate cases, in the context of their statutory obligation to have regard to the environment. Undergrounding can be significantly more costly particularly for higher voltage lines and can raise technical issues, including difficulties of maintenance. However, it can, in some cases, be 

justified in the context of specially protected areas of national importance for their wildlife and landscape. The Authority will also press Eastern Group plc (formerly Eastern Electricity) to rationalise its existing network and remove or underground particularly intrusive existing lines.

Agricultural land

Policy C 15
Agricultural land

Development which would result in the irreversible loss of the best and most versatile agricultural land will only be permitted if the justification for it outweighs the need to protect the land and the development is directed towards land of the lowest suitable classification.

l 2.39 The best and most versatile agricultural land is considered by the Government to be a national resource and is defined by the Ministry of Agriculture, Fisheries and Food (MAFF) in their Agricultural Land Classification as Grades 1, 2 and 3a. This policy seeks to protect high grade agricultural land from development. The Authority must consult MAFF on any development likely to lead to a loss of more than 20 hectares of high quality agricultural land although, in practice, development proposals of that scale are unlikely in the Broads.

Agriculture and forestry development

Policy C 16
Agricultural and forestry buildings 

New buildings for agricultural or forestry purposes which require planning permission will only be permitted if all the following criteria are met:

a) the proposed development is located, where possible, close to groups of existing buildings and is of a design which would minimise its visual impact;

b) the development and use of the building would not have a significant adverse effect on wildlife or wildlife habitats; and

c) new buildings would be of appropriate scale, form, design, colour and external materials.

Policy C 17 Prior approval of agricultural and forestry development
Where the Authority is asked to determine whether its prior approval will be required under Schedule 2, Parts 6 and 7 of the Town and Country Planning (General Development) Order (1995), it will determine that such approval is required if the proposal is likely to have a significant adverse effect on the Broads landscape, wildlife, waterways or built environment. Proposals will be assessed and determined having regard to the criteria in Policies C15 and C16.

Policy C 18  Roads or tracks for agricultural and forestry purposes

New roads or tracks for agricultural or forestry purposes which require planning permission will only be permitted if:

a) the proposed route, design and means of construction 

minimise visual intrusion into the Broads landscape; and

b) there would be no significant adverse effects on wildlife and wildlife habitats.

l 2.40 Planning permission is required for large agricultural buildings, for major extensions and, in certain circumstances, for livestock or slurry storage buildings. Although other agricultural buildings and extensions do not generally require permission, the General Permitted Development Order (1995) does require developers to notify the Broads Authority of their intentions. 

The Authority is then able to exercise control over the siting and design of the proposed building, although not over the principle of development. These controls also apply to the development of new private roads for agricultural purposes and to forestry buildings and roads. The purpose of these controls, which were extended to the whole of England and Wales in 1991, is principally to minimise the impact of essential agricultural development on the environment.

l 2.41 In practice, relatively few new buildings for agricultural purposes are likely to be required in the Broads and new forestry buildings are not likely to be needed. Where new buildings are essential they should not damage wildlife habitats and should have the minimum impact on the Broads landscape. New agricultural buildings are generally best located within existing groups of  buildings on sites off the drained marshland. Modern agricultural buildings are difficult to integrate into the landscape because of their scale and utilitarian design. There is a need to take account of operational requirements and to have regard to the functions of the building. However, careful attention to scale, colour, design, materials and associated planting will help to soften their impact. The Broads Authority has published a Design Guide, ‘Agricultural Buildings’, which developers should take account of when drawing up their proposals.

The Coast and the Area of Outstanding Natural Beauty 

Policy C 19
The coast

Development will not be permitted within the coastal zone as defined on the Proposals Map.

Policy C 20
Area of Outstanding Natural Beauty
Development which would have a significant adverse effect on the natural beauty of the Area of Outstanding Natural Beauty will not be permitted.

l 2.42 A short length of coastline is included within the Broads area. It extends for less than 3 kilometres and is located between Winterton and Sea Palling. The coastal zone, which is defined on the Proposals Map, includes part of the beach, the sea wall, an extensive area of dunes and some adjacent land. Land below the mean high water mark is outside the Broads area and is excluded from this Local Plan.

l 2.43 This short stretch of coast is included in the Broads area because the drained marshland which is characteristic of the Broads extends almost to the sea in this location. It was here that the sea walls were breached in 1953, leading to extensive flooding.

l 2.44 This part of the Broads is of great landscape value and wildlife interest. It is part of an Area of Outstanding Natural Beauty which is shown on the Proposals Map. The primary objective of this designation is the conservation of the natural beauty of the landscape. The small part of the coast which falls within the Broads area is virtually free from development and is not considered to be an appropriate location for new 

development, mainly because of its landscape importance and undeveloped nature.

Mineral working

l 2.45 Responsibility for mineral planning rests with Norfolk and Suffolk County Councils. The two County Structure Plans include policies to maintain mineral reserves in the respective counties in order to maintain a reserve land bank in accordance with national and regional guidance. The two County Councils are responsible for preparing Minerals Local Plans to provide a detailed framework for dealing with minerals related development. The Broads Authority is consulted by the County Councils on planning policies towards mineral working and on specific planning 

applications affecting the Broads. Policies in Minerals Local Plans need to take full account of the specially protected status of the Broads. 

l 2.46 This section explains how the Broads Authority will respond when consulted on planning applications for mineral working. The Authority must take account of the designation of the Broads as a specially protected area, and the difficulty of integrating these types of developments in the Broads landscape. Although former mineral workings can be restored to nature conservation or recreational uses, the primary considerations are the impact of mineral working on the Broads landscape and wildlife and on local communities.

l 2.47 When consulted, the Broads Authority will normally object to mineral working in the Broads area unless it is clearly demonstrated that there are positive overall benefits for the Broads area, which clearly outweigh any adverse impacts. Proposals for mineral extraction in the Broads will be subject to rigorous examination. In assessing proposed mineral workings, the Authority will expect to have seen an environmental assessment covering the following aspects:

a) the impact on the Broads wildlife, waterways and landscape character;

b) the effect of the development on the local community and on the local road network;

c) the potential for restoration of the site for nature conservation and/or recreational uses (in order to demonstrate positive benefits to the Broads);

d) the need for the mineral in the context of the national importance of the Broads area for its landscape and wildlife.

The Authority’s comments on consultations will be based on an assessment of the proposal against all relevant policies in the Local Plan.

l 2.48 There are substantial deposits of sand and gravel in the Broads area, including extensive areas in the Yare and Waveney valleys. There are currently two major sites where sand and gravel extraction is under way. These are at Whitlingham, on the fringe of Norwich, where extraction is permitted until 2010 and at Earsham, in the Waveney valley, where reserves are nearing exhaustion although permission has been granted for a nearby site, just outside the Broads boundaries. The proposed uses for these sites after completion of gravel working are referred to in Part 2 of the Local Plan.

l 2.49 In considering proposals for further sand and gravel working in the Broads area, it is important to ensure that full weight is given to its designation as a specially protected area, equivalent to a National Park. The relevant tests put forward by Lewis Silkin, then Minister for Housing and Local Government, in 1945, were that:

a) exploitation was absolutely necessary and in the national interest; 

b) there was no possible alternative source of supply;

c) if the first two conditions were satisfied, restoration should take place at the earliest possible opportunity.

l 2.50 Current government policy towards mineral extraction in ‘specially protected areas’, including National Parks and the Broads, is contained in Minerals Policy Guidance Notes (MPGN). MPGN6 ‘Guidelines for Aggregates Provision in England’ confirms that, because of the potentially serious impact of mineral working in these areas, proposals must be subject to ‘the most rigorous examination’. Extraction should be demonstrated to be in the public interest and consideration of such applications should therefore normally include an assessment of:

a) the need for the development, including the extraction of the mineral, in terms of national considerations and the impact of permitting or refusing it upon the local economy; 

b) the availability and cost of alternative sources of supply;

c) any detrimental effect on the environment and the landscape and the extent to which that could and should be moderated;

d) whether, in the light of this assessment, the proposed development would be justified in the public interest. The Norfolk Structure Plan and the Suffolk Structure Plan both refer to the need for particularly rigorous examination of minerals proposals in or adjacent to the Broads area.

l 2.51 There are strong arguments against the further extension of sand and gravel working in the Broads area. This type of development destroys the landscape and generates disruptive operations in the countryside, sometimes for very long periods. This disruption, together with associated heavy lorry movements is often damaging to local communities and to the quiet enjoyment of the countryside. Wildlife habitats may also be affected. Balanced against this, in some cases, positive benefits could arise. The broads themselves were created mainly by dry peat working followed by a rise in sea levels resulting in the 

flooding of the workings. Because the area is low lying, sand and gravel extraction will generally lead to the creation of new waterspace. If sensitively restored, these water areas can have considerable value as wildlife habitats or for recreational purposes. Policy TR8 (page 107) also refers to the creation of new waterspace. The creation of borrow pits to provide material for strengthening flood defences is also likely to raise significant landscape, wildlife and other issues in the Broads area.

l 2.52 Due to the special sensitivity of the Broads, it is particularly important that every proposal for mineral working is subject to an environmental assessment. Over the last few years, there has been increasing awareness of the need to protect areas of importance for their landscape and wildlife, leading, for example, to stronger planning policies to protect river valleys. When consulted on mineral working proposals, the Broads Authority will carefully consider any adverse impacts together with any potential benefits which may provide some special justification for allowing mineral working.

Waste Disposal
l 2.53 Norfolk and Suffolk County Councils are responsible for waste facilities and for forward planning, development control and enforcement with regard to waste disposal. The Environment Agency is responsible for site licensing. The County Councils will be preparing statutory waste local plans. There are no major active landfill sites in the Broads area, although there are several on its fringe, for example at Aldeby. 

l 2.54 When consulted, the Broads Authority will normally object to proposals for further waste disposal sites in the Broads area. The development of new waste facilities in the Broads area would be intrusive in the Broads landscape and, in some locations, damage wildlife habitats of great importance. It could also result in heavy lorry movements on unsuitable local roads. If seepage of leachate occurs, it could be detrimental to water quality and to wildlife in the Broads. Taking into account the sensitivity of the Broads landscape and wildlife and the area’s designation as a specially protected area of national importance, new landfill sites would be inappropriate and incompatible with the Broads Authority’s duty to conserve and enhance the natural beauty of the Broads.

Policy C 21
Land raising
Tipping on agricultural or other land in the Broads area to raise the level of land will not be permitted where it would have a significant adverse effect on the character of the landscape, on wildlife or on the amenity of the local community.

l 2.55 Depositing waste or other materials to raise land levels in the Broads can be damaging to areas of wildlife importance, such as the grazing marshes and fens. Many of these areas are Sites of Special Scientific Interest and therefore require particular protection against damaging activities. Land raising and tipping operations detract from the visual quality of the marshes and, by raising land levels and lowering water levels, are damaging to wildlife. Run-off from tipped material can also be damaging to the wildlife interest of the marsh dykes. Land raising and tipping operations can lead to heavy traffic movements on unsuitable local roads, to the detriment of local communities.

l 2.56 In some cases unauthorised tipping has taken place on marshland sites, in carr woodland or on potential ‘leisure plots’ in order to create drier conditions underfoot. Where unauthorised tipping takes place which is damaging to the Broads environment the Broads Authority will consider taking enforcement action to remove tipped material. This can be expensive to the landowner and may itself lead to further lorry movements on unsuitable local roads. The Authority wishes to avoid enforcement action wherever possible as it can lead to unnecessary conflict and expense. Farmers and other landowners are advised always to seek advice from the Authority before any tipping takes place in the Broads area.

l 2.57 Cases may arise where landowners perceive agricultural benefits from raising land levels by tipping. Such proposals should be dealt with through the planning system, allowing all the issues to be properly examined before any tipping takes place.

l 2.58 If land raising involves primarily waste disposal, planning permission will be required from the appropriate County Council. If it is an engineering operation not involving waste disposal, it will be dealt with by the Broads Authority. Under the General Permitted Development Order (1995), an ‘engineering operation’ on agricultural land is permitted development if it is ‘reasonably necessary for the purposes of agriculture’. However, the tipping of material falls within the category of permitted development only if:

a) it is on agricultural land in an agricultural unit. The agricultural unit must be a lawful use before tipping begins and the unit must be operating as an agricultural trade or business, not as a hobby or leisure activity; and

b) it is an ‘engineering operation’, for example, a proper 

engineering scheme with engineering drawings showing final levels, etc. ‘Dumping’, however which would be classed as an ‘other operation’ is not covered by permitted development rights. (For units of under 5 hectares the deposit of waste does not have to be an engineering operation to be permitted development); and

c) it does not involve waste materials from outside the farm. The generally held view is that soil, bricks and concrete waste, for example from building sites, constitute waste material.

Disposal of dredgings

l 2.59 Traditionally dredgings from the rivers and broads have been disposed of on the flood banks. Unlike landfill, this practice does not have long-term consequences as the dredged material quickly shrinks and becomes grown over and at the same time serves to strengthen these banks. In some circumstances this development is permitted by virtue of the provisions of the General Permitted Development Order (1995). The Broads Authority, as the navigation body, to whom these provisions relate, will ensure that the special nature of the area is taken into account in proposals to deposit dredgings. The provisions of the Waste Management Regulations, which came into effect in May 1994, apply to inland dredgings and will need to be sensibly and prudently applied in the Broads.

Degraded land

Policy C 22
Degraded land
Development will not be permitted on sites where the 

landscape and wildlife value have been degraded but where the restoration of a characteristic Broads landscape or wildlife 

habitat is appropriate and feasible.

l 2.60 This policy will ensure that the poor condition of degraded areas will not be accepted as a reason for permitting development which would otherwise conflict with Local Plan policies. The Broads is a small area, of approximately 300 square kilometres, and the whole of it has been designated as being worthy of special protection. Unfortunately, some parts of the Broads have been severely degraded by neglect or by inappropriate uses or development. This has damaged the Broads character of some parts of the landscape and has detracted from its appearance, diminishing the enjoyment of the area by visitors and residents. While the Broads Authority has carefully assessed the different Broads habitats and landscape types, in the context of the national importance of the whole area, it is not considered appropriate to grade parts of it as being of greater or lesser value.

l 2.61 The Authority intends to take positive action to restore degraded areas and exploit opportunities to create new landscapes while retaining a Broads character. A wide range of enhancement schemes has already been carried out and is continuing through the Authority’s Projects Strategy. At Cobholm marshes, for example, the Authority is developing a strategy for landscaping treatment and informal recreation uses on land where tipping has been extensively carried out and where encroachment by allotment and other uses has taken place. Environmental 

enhancement schemes can also be used to remove buildings and land uses which are eyesores, subject to feasibility, resources and an assessment of lawful uses.

Environmental Assessment

l 2.62 Where appropriate, the Authority will require the submission of an Environmental Assessment in support of a planning application. In accordance with Government advice, Environmental Assessments will be required for any development proposal falling within Schedule 1 of the ‘Assessment of Environmental Effects Regulations (1988)’ and for Schedule 2 proposals which are:

a) major projects of more than local importance;

b) small scale projects but affect particularly sensitive or 

vulnerable locations:

c) likely to have unusually complex and potentially adverse 

environmental effects.

l 2.63 Schedule 1 and 2 projects are defined in Appendix 6 to the Local Plan. PPG 7 ‘The Countryside-Environmental Quality and Economic and Social Development’ advises that, in National Parks and the Broads, a greater proportion of Schedule 2 proposals may require Environmental Assessment than in the wider countryside. The Authority will not accept the findings of an Environmental Assessment where, in its opinion, the quality of the assessment is inadequate .

3 Employment

This chapter includes policies towards development for employment uses in the Broads. Land is not specifically allocated for employment purposes in the Local Plan. However, appropriate employment 

development may be permitted, including small scale workshops and other business developments. This chapter also includes policies towards development  at boatyard sites for boatyard or other employment purposes, where it is compatible with other policies. The policies in this chapter must be considered in the context of strategic planning policies for the Broads (see page 21) as well as other relevant policies in the Local Plan.

Introduction
l 3.1 The Broads is an area where people live and work. 

The Broads Authority has a statutory duty to have regard to the 

economic and social interests of those who live or work in the area. Not only is this important because of the statutory requirement, but because a healthy economy is seen as important to the overall well-being of the Broads.

l 3.2 The main industries of the Broads are agriculture, boatbuilding and tourism all of which are inseparably linked with the area’s character and environment. Visitors are attracted by the natural beauty of the wetland landscape with its opportunities for sailing, cruising, fishing and other open-air enjoyment. As a result, the holiday industry has developed a major role in the economy of the area. This includes the hire boat industry which helps support many riverside shops, pubs and other businesses. Paragraph 6.3 on page 100 also refers to the importance of water-borne tourism and recreation.

l 3.3 Agriculture has traditionally flourished on the rich lowland pastures of the river plains, playing a fundamental role in shaping the landscapes of the area. Although relatively few people are now employed on farms, the retention of a viable agricultural industry remains important for the Broads as a whole.

l 3.4 The Local Plan aims to support economic development which is compatible with protecting and enhancing the Broads environment. The Authority’s long-term programme of restoration and enhancement will help to underpin the economy of the Broads. Tourism will benefit from the restoration programme which aims to tackle some of the environmental problems which have degraded the Broads over the last 50 years. Agriculture will continue to benefit from the Environmentally Sensitive Area scheme, which sustains viable traditional farming methods which are in keeping with conservation objectives for the Broads. The Authority also supports the retention and development of traditional skills of marshmen and millwrights, and the wherry apprentice. Employment development can be encouraged where it can strengthen the local economic base, and be sustained over a long period without damage to the landscape, waterways, wildlife and built environment of the Broads. The inclusion of parts of the Broads area in the Great Yarmouth Assisted Area and in a Rural Development Area should also assist economic development. 

l 3.5 Much of the northern part of the Broads is within a Rural Development Area (RDA). A small area of the Broads which lies within Suffolk is also in an RDA, at Bungay and Mettingham. The Rural Development Commission concentrates its resources in RDAs to promote rural jobs and communities. For each RDA a Rural Development Programme is prepared to identify needs and priorities for action. Further opportunities for appropriate economic development in the Broads will arise from the granting of Assisted Area Status to Great Yarmouth. This could benefit employment in the eastern and northern parts of the Broads which are included in the Great Yarmouth Travel to Work Area. In particular opportunities could arise for sympathetic agricultural diversification, small business opportunities and for encouraging and safeguarding Broads based industries and employment. In addition, two small parts of the Broads, at Oulton Broad and in the Waveney Valley near Bungay, are part of the East Anglia Objective 5b area. This is a European Union designation which has the objective of promoting rural development by facilitating the development and structural adjustment of rural areas.

l 3.6 Policies EMP1 to EMP3 in this chapter cover development for employment purposes in general. Specific policies for the 

conversion of rural buildings (EMP4), development at boatyards (EMP5, EMP6), farms (EMP7 and EMP8) and open-air markets (EMP9) are complementary to these general policies.

l 3.7 Many types of industry and commercial development would be inappropriate in the Broads, particularly large-scale developments. Strategic planning policies for the Broads, in the Norfolk and Suffolk Structure Plans (see page 21), make it clear that conserving the Broads landscape, wildlife and waterways, including the use of the waterways for navigation, will have priority over other considerations where conflicts arise regarding development proposals. The two Structure Plans make adequate provision for employment land without making specific provision in the Broads due to its specially protected nature. In this context the Local Plan makes no allocation of land for new employment development.

Development for employment uses

Policy EMP 1
Employment uses within development boundaries

Within the development boundaries as defined on the Proposals Map Insets, development to extend existing businesses or the development of new small-scale business premises will be permitted provided it:

a) is on an infill site, a small site or involves the redevelopment of a site in employment use; and

b) would not have a significant adverse effect on the form or character of the settlement and would be of an appropriate scale and design for its setting; and

c) protects open space of amenity value in accordance with Policy C12 and would not detract from frontages which contribute to the character of the settlement; and

d) would not have a significant adverse effect on the privacy and amenities of adjoining residential occupiers; and

e) would not have a significant adverse effect on wildlife and wildlife habitats or on the character of the Broads landscape, waterways and built environment.

l 3.8 The development of small-scale workshops or other small businesses within villages, either within existing buildings or in well-designed new buildings, can provide employment and help to strengthen the local economy. Such development may, for example, provide an opportunity to diversify boatyard activities using buildings no longer required for boatyard purposes. The effects of new development on the character of a village, its relationship to surrounding areas, including residential areas, and the impact on important open spaces will need careful assessment.

l 3.9 Proposed developments must comply with other relevant policies in the Local Plan, for example Policies INF1 and INF2 concerning flood risk. They must also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings. Development may also need to incorporate anti-pollution measures to protect vulnerable groundwater sources or reserves and also to ensure that there are no adverse effects from the storage and disposal of waste and sewage.

Policy EMP 2 Employment uses outside development boundaries

Outside the development boundaries as defined on the Proposals Map Insets, new development for employment uses will not be permitted except in the circumstances set out in policies EMP3, EMP4, EMP5, EMP6, EMP7 or EMP8.

Policy EMP 3
Alterations and extensions
The alteration or extension of an existing building or site in employment use will be permitted provided all the following criteria are met:

a) the scale and design of the alteration or extension would not have a significant adverse effect on the character of the existing building or the surrounding area; and

b) there would be no significant adverse effect on the privacy and amenities of adjoining occupiers; and

c) the development would not have a significant adverse effect on wildlife or wildlife habitats or on the character of the Broads landscape, waterways or built environment.

l 3.10 Industrial or commercial development in the open countryside of the Broads would, in general, be intrusive in the Broads landscape and, in some locations, damaging to areas of wildlife importance. In this context, employment development includes development for retail purposes. In exceptional circumstances, development for employment uses outside the defined development boundaries can be justified. This may include appropriate development at boatyards or development related to agricultural diversification. Policies EMP4 to EMP7 provide for these circumstances. Policy EMP3 provides for appropriate alterations and extensions to existing buildings on sites in employment use, including boatyards, subject to appropriate safeguards.

l 3.11 Proposed developments must comply with other relevant policies in the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings. Development may also need to incorporate anti-pollution 

measures to protect vulnerable groundwater sources or reserves and also to ensure that there are no adverse effects from the storage and disposal of waste and sewage.

Converting rural buildings
Policy EMP 4
Conversion of rural buildings for employment uses outside the development boundaries

Outside development boundaries, as defined on the Proposals Map Insets, the conversion of rural buildings for employment uses will be permitted if all the following criteria are met:

a) the building is structurally sound and worthy of retention; and

b) the development would be appropriate to the character and appearance of the Broads landscape or built environment; and

c) the development would not have a significant adverse effect on the residential amenities of any adjoining occupiers; and

d) the conversion would not prejudice the functioning of 

adjacent land or buildings in agricultural or other uses.

Where appropriate, the Authority will require the applicant to provide a structural survey in support of the proposal.

The conversion of rural buildings of architectural, historic or landscape value for employment uses will be permitted if the proposal complies with all the above criteria and can be achieved without having a significant adverse effect on the character and appearance of the building, without the need for extensive alterations or the replacement of the structure and without having a significant adverse effect on the setting of the building.

l 3.12 This policy permits the conversion of rural buildings in the countryside for employment uses subject to the criteria in the policy. The policy is not intended to encourage the conversion of modern buildings in the countryside, but where proposals are made, the Authority would expect to see them accompanied by a significant improvement in the character and setting of the building. Employment uses generally offer a greater opportunity to retain the character of a building in the countryside than a residential conversion. The Authority may require a structural survey in support of proposals and, if permission is granted, ‘permitted development rights’ will be removed. Policies B1, B2 and B4 deal with listed and historic buildings.

l 3.13 Proposed developments must comply with other relevant policies in the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings. Development may also need to incorporate anti-pollution 

measures to protect vulnerable groundwater sources or reserves and also to ensure that there are no adverse effects from the storage and disposal of waste and sewage.

Development for employment at boatyards

Policy EMP 5
Development at boatyards

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 proposals are part of a comprehensive scheme for the boatyard; and

b) the development would involve a subsidiary part of the yard; and

c) 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

d) there would not be a significant adverse effect on the Broads landscape, waterways, wildlife or built environment.

In determining proposals, the Authority will have particular regard to the objective of retaining existing moorings, other boatyard facilities and access to the waterfront.

Policy EMP 6 Change of use of boatyard sites for other employment uses

The change of use of a boatyard site to another employment use will be permitted provided that the change of use:

a) would not prejudice a return to boatyard use and the 

proposals are part of a comprehensive scheme for the boatyard; and

b) it would not have a significant adverse effect on adjoining uses and occupiers; and

c) it would not have a significant adverse effect on the Broads landscape, wildlife, waterways or built environment.

In determining development proposals, the Authority will have particular regard to the objective of retaining existing moorings and access to the waterfront.

l 3.14 These policies deal with development for boatyard or other employment purposes at boatyards. In addition to employment related policies, the Local Plan includes other policies which are relevant at boatyards. They include policies in the Housing Chapter (Policies H8 and H9) and Conservation Chapter (Policy C4). There is a full list of Local Plan policies on page 6 of the Local Plan.

l 3.15 The Broads Authority is fully aware of the important role of the boating industry in the Broads area and its contribution to the local economy, particularly in the number of jobs it supports. The boating industry includes boat hire, boatbuilding and the maintenance or repair of boats. In 1988 the Hire Boat Federation estimated that up to 5,500 jobs were dependent on the hire boat industry. The Broads Authority has carried out its own surveys which show the number of people directly employed by boatyards. In 1991 figures showed that 1,622 people were employed in boatyards, compared with 1,557 in 1981. Yet while the numbers employed had risen during that period of ten years, the number of boatyards seems to have declined. In 1981 there were 116 recorded, while in 1991 the figure had fallen to 105. The increase in the number of jobs may reflect the many different activities undertaken at boatyards in addition to hiring boats, such as repairs and maintenance and boatbuilding.

l 3.16 As well as being important economically, boatyards provide a vital infrastructure of services used by hirers and private owners, such as fuel, pump out and moorings. Boatyards are also an integral part of the riverside scene and their boatsheds and bustling yards remain an important influence on the landscape character of many waterside locations.

l 3.17 In view of the importance which boatyards have in the Broads economy, shaping the character of the Broads and providing services and facilities, the Broads Authority’s objective is to retain boatyard sites in boatyard use wherever possible. During the last 10 years, important structural changes have taken place within the boatyard industry leading to the loss of a number of waterside boatyards and a gradual contraction in the size of the motor hire fleet from 2,630 motor cruisers and day launches in 1980 to 1,870 in 1993. Linked to this trend has been a significant number of proposals for redevelopment of boatyard sites. Redevelopment can detract from the character of the waterside and can also lead to the loss of facilities, for example, refuelling, pump out and short stay moorings. If this trend was to continue over a long period, it would not be in the long-term economic interest of the Broads. The continued loss of boatyard sites to other uses could also result in future pressures to develop new boatyard sites in inappropriate locations.

l 3.18 Policies EMP5 and EMP6 will facilitate development required to meet the needs of the boating industry where it is not damaging to the Broads environment and is consistent with strategic and Local Plan policies. They will also allow some diversification into other employment uses, subject to appropriate safeguards, in order to support the viability of the boatyard. Where a boatyard use is no longer viable, some other form of employment use will generally be appropriate and will be preferred to other uses including residential development. Policies EMP5 and EMP6 will apply to boatyard sites both within and 

outside the development boundaries defined on the Proposals Map Insets. Proposals to extend boatyard sites will be assessed under Policy EMP3, ‘Alterations and extensions’.

l 3.19 In considering proposals for other employment uses at boatyard sites, the Authority will have careful regard to their compatibility with the character of the area and surrounding uses and to the extent to which existing moorings and other facilities are retained. Where development could lead to a growth in numbers of motor craft, it will also be considered under Policies C4 and C5 and a planning obligation controlling motor craft numbers may be sought. Proposed developments must comply with other relevant polices in the Local Plan and also have 

particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11), protecting wildlife and wildlife habitats and complying with parking, access and highway standards (Policy TC8). Policies towards residential development at boatyards are included in the Housing Chapter. Proposals for holiday accommodation on boatyard sites outside the development boundaries will be dealt with under Policy TR11.

Development for employment on farms

Policy EMP 7
Farm diversification

Development related to farm diversification will be permitted if all the following criteria are met:

a) the proposed activity would involve a subsidiary part of the site area of the farm’s buildings and yards, and would not prejudice the agricultural operations of the farm; and

b) the proposal would not have a significant adverse effect on the residential amenities of any adjoining occupiers; and

c) the development would be appropriate to the character and appearance of the Broads landscape, waterways and built environment and would not have a significant adverse effect on wildlife or wildlife habitats.

Wherever possible, new uses should be accommodated by the conversion or re-use of existing buildings. 

Policy EMP 8
Farm shops

Farm shops which require planning permission will be permitted provided all the following criteria are met:

a) they are related to the agricultural holding and a substantial proportion of the range of goods for sale is produced on the farm; and

b) they should normally be located in existing buildings and the design and materials of any alterations would be appropriate to the setting of the building.

l 3.20 Agriculture has undergone major changes in recent years and will continue to do so. While the Environmentally Sensitive Area scheme has encouraged agricultural management sympathetic to conservation objectives, pressures on farmers will continue to lead them to consider means of diversifying into non-agricultural activities in order to supplement the income from farming. Diversification is acceptable provided that it is not damaging to the Broads environment and is compatible with the policies of the Local Plan. It can provide a beneficial use for redundant farm buildings and opportunities for recreation or tourism. Policy EMP7 provides criteria against which such schemes can be assessed. The most acceptable schemes are likely to be small-scale, use existing buildings, be related to the agricultural operations of the farm or to quiet enjoyment of the Broads area, and sell a high proportion of goods produced on the farm.

l 3.21 In considering diversification proposals it will be necessary to take account of the possible longer term needs for expansion. In many locations in the Broads a small-scale operation might be acceptable but later expansion into a larger-scale commercial operation would be inappropriate.

l 3.22 Where farm shops sell goods produced only on that farm, planning permission will not normally be needed because it is seen as ancillary to the main agricultural use. Similarly, planning permission will not usually be required if a new farm shop is built specifically for that use. If, however, the proportion of goods not produced on the farm increases or the use intensifies and is no longer ancillary to farming, planning permission may be required. 

If more than 25% of goods on sale are not produced on the farm then planning permission will be required and the use will be treated as any other shop. Policy EMP7 sets out the criteria by which the Authority will assess such schemes. Policy EMP6 may also be relevant.

l 3.23 Proposed developments must comply with other relevant policies in the Local Plan, including Policies C4 and C5 regarding motor craft and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring properties. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings.

Open air markets

Policy EMP 9
Open air markets

Permission will not be granted for open air markets or car boot sales.

l 3.24 Open air markets and car boot sales are considered to be inappropriate uses for the Broads in view of their visual effect on the landscape. They can also be damaging to the amenity of local residents and lead to traffic congestion. In most circumstances, the General Permitted Development Order allows markets to be held for up to 14 days in any year without needing planning permission. Where appropriate, the Broads Authority will consider using an Article 4 Direction to bring temporary markets within planning control.

4 Housing 
This chapter of the Local Plan contains policies to control housing development in the Broads, both within settlements and in the countryside. Because of the special character of the Broads, the Local Plan does not generally allocate land for housing development. The policies in this part of the Plan must be considered in the context of strategic planning policies for the Broads (see page 21) as well as other relevant policies in the Local Plan.

Introduction
l 4.1 The Broads is an area of landscape, wildlife and recreational importance and an attractive environment to live in. Pressure for new housing development can be expected to intensify as more people seek to move into the area, and also, to a lesser extent, as the housing needs of those already in the area increase. The statutory boundaries of the Broads are tightly drawn, excluding the major part of settlements where most development can be accommodated. A number of riverside villages, and parts of villages, fall within the Broads boundaries as do small parts of Norwich, Great Yarmouth, Beccles, Bungay and Lowestoft (Oulton Broad) close to the rivers and broads. Nevertheless, the major part of the Local Plan area is not built-up and consists of thecharacteristic landscapes of the Broads, with its rivers and broads, grazing marsh, fen and carr woodland.

l 4.2 Because the Broads landscape is characterised by open, flat, low-lying areas, it is very sensitive to new development which could be intrusive. It would be inappropriate for the Local Plan to specify or quantify housing development land which must be provided within the area. This approach is consistent with the guiding principles of the Local Plan and with the Norfolk and Suffolk Structure Plans, neither of which make specific provision for new housing land within the Broads area.

l 4.3 The built environment, including the riverside villages, makes a valuable contribution to the character of the Broads. The Local Plan recognises that in carefully selected locations, residential development on infill or small sites may be acceptable where it is not detrimental to the form and character of the village. Such development may also meet a local need for affordable housing, although these needs are more likely to be met outside the Broads boundaries. Strategic planning policies and government advice are generally against new housing development in the 

countryside. The Local Plan sets out the limited circumstances when new dwellings outside villages may be allowed as an exception to this general constraint.

New dwellings

Policy H 1
New dwellings within the development boundaries

Within the development boundaries, as defined on the Proposals Map Insets, residential development will be permitted provided it:

a) is on an infill site or a small site; and

b) would not be detrimental to the form and character of the settlement and would be of an appropriate scale and design for its setting in accordance with Policy B11; and

c) protects open space of amenity value in accordance with Policy C12 and would not detract from frontages which contribute to the character of the settlement; and

d) would provide an adequate standard of residential amenity for future occupiers and would not have a significant adverse effect on the residential amenities of adjoining occupiers.

l 4.4 Development boundaries have been defined in settlements where it is appropriate and these are shown on the Proposal Map Insets. These development boundaries do not necessarily include all of the built-up area of the settlement or enclose what may be regarded as ‘the village’. They indicate where Policy H1 will apply. However, the inclusion of land within a development boundary does not necessarily mean that development is appropriate and only if the policy criteria are fully met, will development be permitted. Close attention to detailed design (including materials and colour) will be necessary in accordance with Policy B11, to avoid detrimental impact on the form and character of the 

settlement and its surroundings. small-scale housing development will usually consist of less than four dwellings and in many cases only a single dwelling will be appropriate. Exceptionally more than four dwellings may be acceptable, for example, where the development is part of a larger project which will result in a substantial environmental enhancement to the site and its surroundings. The Proposals Map Insets also define the 

larger important open spaces within the development boundaries, where new development is unlikely to be permitted. Policy C12 gives further guidance on this matter.

l 4.5 Planning permissions for housing development within the Broads area will contribute towards meeting the total housing provision targets within each District Council area. However, overall figures in relation to Structure Plan provision and any calculation of whether there is a 5 year supply of housing land within any District Council area will not be considered a relevant factor in determining individual planning applications for residential development within the Broads area. While no specific housing allocation is provided for in the Local Plan, the Authority has identified particular locations where housing development may be acceptable at Wroxham/Hoveton (see Policies WH4 and WH6).

l 4.6 Proposed developments must comply with other relevant policies in the Local Plan, for example Policies INF1 and INF2 concerning flood risk. They must also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings. It should not be assumed that new mooring facilities will necessarily be 

permitted in conjunction with new riverside dwellings (see Policies C5 and C6).

Policy H 2
New dwellings outside the development boundaries

Outside the development boundaries as defined on the Proposals Map Insets, residential development will not be permitted except in the circumstances set out in Policies H3, H5, H6, H7, H9, H12, H13 or TR11.

Policy H 3
New agricultural and forestry dwellings

Development of a new agricultural or forestry dwelling will be permitted only if :

a) evidence is submitted which demonstrates that it is essential for an employee to live at, or very close to, their place of work; and

b) evidence is submitted which demonstrates that, in the case 

of a new business, there is a firm intention and ability to develop the agricultural or forestry unit and that, for both new and existing units, the business is capable of being sustained for a reasonable period of time; and

c) there has been no prior disposal of agricultural or forestry dwellings which could have been used to meet this need; and

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

Where a new dwelling is to 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 or in forestry, or a widow or widower of such a person, and to any resident dependants.

Policy H 4
Removal of agricultural or forestry occupancy



conditions

The removal of agricultural or forestry occupancy conditions will only be permitted 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.

l 4.7 The character and appearance of the countryside needs to be protected. The costs of providing services to isolated dwellings also needs to be avoided. New housing will therefore normally be confined within the development boundaries. There are acknowledged cases of special need including a small number of dwellings, mainly for agricultural workers and, in some cases, dwellings for managers of boatyards or other tourist related operations (see Policy H9). Policies H2 and H4 will ensure that such dwellings are permitted only in cases of genuine need which cannot be met elsewhere, and Policy TR11 specifies the 

circumstances in which holiday dwellings will be considered outside development boundaries.

l 4.8 Proposed developments must comply with other relevant policies in the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8).

Temporary mobile homes

Policy H 5
Temporary mobile homes

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.

l 4.9 While mobile homes can provide an acceptable standard of temporary accommodation their appearance is not usually appropriate to the character of the Broads. Their impact can be reduced by appropriate siting, colour, materials and design. In order to assist new businesses and the local economy, the Authority will permit temporary mobile homes in appropriate cases but the extension of this temporary period will not be granted. A condition will normally be imposed preventing the substitution of one mobile home for another during the period of the temporary permission.

l 4.10 Proposed developments must comply with other relevant policies in the Local Plan, and also have particular regard to minimising visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8).

Replacement dwellings in the countryside

Policy H 6
Replacement dwellings in the countryside

Replacement dwellings in the countryside will be permitted 

provided:

a) the replacement would be of a similar scale to the existing dwelling and the design and external materials are appropriate to its setting; and

b) the replacement will be located on the same site as the existing dwelling and there would be no increase in the number of dwellings; and 

c) the existing dwelling has a lawful residential use.

l 4.11 Although policies generally prevent residential development in the countryside, the replacement of an existing dwelling is generally acceptable if there is no overall increase in the numbers of dwellings. This will only be the case if the past use and the present physical condition of the building demonstrate legitimate residential use. Particular care will be required to ensure that the new dwelling is of a scale and design appropriate to its setting. Development should comply with Policies B1, B2 and B11. Desirable improvements will be sought, for example to take account of current highway standards (Policy TC8) and current assessments of flood risk (Policies INF1 and INF2). As an 

alternative, restoration of the existing dwelling will be encouraged if it is worthy of retention.

Converting rural buildings 

Policy H 7
Conversion of rural buildings to residential or   



holiday accommodation

Outside the development boundaries as defined on the Proposal Map Insets, the conversion of rural buildings of architectural, historic or landscape value to residential or holiday accommodation use will be permitted if all the following criteria are met:

a) conversion can be achieved without having a significant adverse effect on the character and appearance of the building, without the need for extensive alterations or replacement of the structure and without a significant adverse effect on the setting of the building being damaged by the erection of garages or other outbuildings; and

b) the conversion would provide an adequate standard of residential amenity for future occupiers and would not detract from the amenity of any adjoining occupiers; and

c) the conversion would not prejudice the functioning of an adjoining agricultural or other use; and

d) the building is not in an isolated location where the introduction of a dwelling or holiday accommodation would be intrusive into the Broads landscape.

Where appropriate, the Authority will require the applicant to provide a structural survey in support of the proposal.

The conversion to residential or holiday accommodation of other rural buildings outside the development boundaries will only be permitted if the proposal complies with criteria b), c) and d) above and additionally, it would make a significant improvement to the character and appearance of the building and its setting.

The conversion of buildings within the development boundaries will be permitted provided the proposal complies with criteria a), b) and c) above.

l 4.12 There is a large number of rural buildings in the Broads. Most of these are in agricultural use but others include barns, churches, mills, windpumps and other traditional agricultural and industrial buildings. These buildings form an important part of the Broads built environment. In some cases, they may be unsuited to modern agricultural requirements. The best use for such buildings will, in many cases, be commercial or workshop uses, as this will cause minimum damage to their character. (Policy EMP4 on page 61 deals with this form of conversion.)

l 4.13 Converting rural buildings to residential or holiday accommodation may be more commercially attractive. However, residential conversions generally require more drastic alteration to the building fabric and in some cases such conversions have been severely damaging to the building’s character. Residential conversions will therefore only be permitted where all of the criteria in the policy are satisfied. The Authority may require a structural survey in support of proposals and, if permission is granted, ‘permitted development rights’ will be removed. Policies B1, B2 and B4 deal with listed and historic buildings.

l 4.14 Proposed developments must comply with other relevant policies in the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings.

Residential development at boatyards

Policy H 8
Boatyard sites within the development boundaries

Within the development boundaries as defined on the Proposals Map Insets, development of new dwellings for permanent residential or holiday accommodation on boatyard sites will be permitted if all of the following criteria are met:

a) the proposals are part of a comprehensive scheme for the boatyard; and

b) the residential or holiday accommodation development would involve a subsidiary part of the boatyard’s existing site area. Development involving the whole or major part of a boatyard will not be permitted; and

c) the site is large enough to accommodate the different uses in a manner which would not conflict with each other or with surrounding uses; and

d) the scale, design and external materials of the development would be appropriate to the character and appearance of the site and the area.

In determining development proposals at boatyards, the Authority will have regard to the economic viability of the existing boatyard and to the effect which the proposed development would have on facilities for visitors and the objective of retaining existing moorings and access to the waterfront.

Policy H 9
Dwellings for staff at boatyards and other tourist or organised recreation facilities

Outside the development boundaries as defined on the Proposals Map Insets, the development of a new dwelling for staff at a boatyard or other tourist or organised recreational facilities will only be permitted where strong evidence is submitted in support of the proposal to show that:

a) an on-site dwelling is essential for reasons of supervision and security, or to provide services to the public; and

b) there is no other reasonable way of meeting this housing requirement in accordance with Local Plan policies.

Before such dwellings are permitted, the Authority will seek a planning obligation from the developer to restrict the occupation of the dwelling to a purpose directly linked to the use.

l 4.15 The Local Plan includes a number of policies concerning boatyards and the boating industry. For example Policies EMP5 and EMP6 deal with development for other employment uses at boatyards. Policy C4 deals with development leading to increased motor hire craft. As structural changes have taken place in the boating industry there has been a significant number of proposals for redevelopment of boatyard sites, in whole or part, often for residential or holiday accommodation purposes. Unfortunately, in some cases, redevelopment has detracted from the character of the waterside, particularly where a group of boatyards is affected. Boatyard redevelopment can also lead to the loss of facilities, for example, refuelling, pump out and short stay moorings. If this trend was to continue over a long period, it would not be in the long-term interest of the Broads economy or its character. The continued loss of boatyard sites to other uses could also result in future pressures to develop new boatyard sites in inappropriate locations.

l 4.16 The Local Plan’s policies do not generally encourage residential redevelopment of boatyard sites. The development of a subsidiary element of residential or holiday accommodation may, however, be appropriate on boatyard sites within the development boundaries as defined on the Proposals Map Insets, subject to the criteria in Policy H8. In assessing development proposals under Policy H8, the Authority will have regard to information submitted by the applicant regarding economic viability.

l 4.17 Policy H9 provides a framework for assessing proposals where an on-site staff dwelling is essential at boatyards and other tourist and recreation facilities. It is unlikely, however, that the need for a new dwelling would be justified solely for reasons of security.

l 4.18 Proposed developments must comply with other relevant policies in the Local Plan, including Policy INF7 concerning sewerage and INF1 and INF2 concerning flood risk. They must also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings.

Houseboats

Policy H 10
Houseboats and boats used as permanent 



dwellings

The Authority will not permit further houseboats or the further use of craft for residential purposes on the Broads. It will seek the removal of existing houseboats and craft used for residential purposes where they have a significant adverse effect on the landscape or built environment.

l 4.19 Houseboats are, in many cases, a particularly intrusive form of development in the Broads. There are concentrations of  houseboats in a number of locations, including Horning, Hickling, Wayford Bridge and Oulton Broad, together with evidence of the use of other craft for residential use. It is considered that the appearance of houseboats and residential craft, together with the associated use of the river bank, can be damaging to the character and appearance of the Broads.

l 4.20 Given the special character and importance of the Broads, the Authority will seek the removal of those boats which are seen as particularly intrusive. This will be done mainly by negotiating their removal, possibly to a less intrusive location, or in the context of any proposed development. The need for planning permission arises when boats are moored in one location for more than 28 days in one year. The Authority will consider taking enforcement action in appropriate cases.

Changes to Existing Dwellings

Policy H 11
Extensions and annexes

Extensions and alterations to dwellings and the provision of annexes will be permitted provided the following criteria are met:

a) the scale and design of the extension, alteration or annexe would not have a significant adverse effect on the character of the existing dwelling or the surrounding area; and

b) the development would not have a significant adverse effect on the privacy and amenity of any adjoining occupiers.

Any annexe should remain integral with the dwelling and before an annexe is permitted the Authority will seek to prevent its use as a separate dwelling by means of a planning obligation or condition.

l 4.21 Changes in housing needs can often be reasonably met by the alteration or extension of an existing dwelling. Smaller-scale alterations may not need planning permission. Larger alterations will need permission and the Authority will use its planning powers to ensure that the character of the building and its surroundings are safeguarded. In some circumstances it may be acceptable to provide an annexe to an existing dwelling. The Authority will seek a planning obligation from the developer to ensure that such development does not result in the creation of a separate dwelling. In accordance with Policy B11, extensions should be of an appropriate scale to their setting and should not be overdominant. Policy B12 deals with private boathouses within the curtilage of a dwelling.

Policy H 12
Sub-division of large houses
The sub-division of a large house into two or more units or its conversion to institutional use will be permitted if all the following criteria are met:

a) the development can be carried out without the need for extensive alterations and extensions and it would not have a significant adverse effect on the setting, structure or character of a building of architectural or historic interest; and

b) the development would not have a significant adverse effect on the character or appearance of the surrounding area; and

c) the proposed development would not be an over-intensive use of the property, and the proposed new units or use would provide an adequate standard of residential amenity to future occupiers. 

l 4.22 The Broads area includes a number of existing large houses which, because of their size, may be unsuited to the needs of a single family. In some cases these houses contribute to the character of the Broads built environment or are significant features in the landscape. Sub-division of these houses will not be acceptable if, for example, the site is too small for an intensive use of the site, or the proposed conversion will damage the character of the building or its setting. However, if these problems can be overcome, sub-division can, in appropriate cases, ensure better use of accommodation, contributing towards the retention and maintenance of the building. Development should not adversely affect residential amenities. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new developments too close to existing dwellings. Development should also meet the requirements of Policy TC8 with regard to parking and access.

Affordable Housing

Policy H 13
Affordable housing

Where a need for affordable housing has been identified and it has been demonstrated that the need cannot be met within the development boundaries, the Authority will permit the development of affordable housing provided that:

a) careful attention to siting, design and materials ensures that there is no significant adverse effect on the Broads landscape, built environment and waterways; and

b) there would be no significant adverse effect on wildlife and wildlife habitats; and

c) there would be no significant adverse effect on the residential amenities of adjoining occupiers.

Policy H 14
Occupation and management of affordable 



housing

Where affordable housing is to be permitted under Policy H13, the Authority will seek a planning obligation from the developer to ensure that:

a) the permitted dwellings are offered for initial and successive occupation at a low rent or low-cost shared ownership; and

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.

l 4.23 It is now widely recognised that affordable housing in rural areas needs to be provided for local people. The assessment of need for such housing should be carried out on a village or community basis but appropriate sites are most likely to be identified outside the Broads boundaries. Nevertheless, in exceptional cases, suitable sites within the Local Plan area may need to be considered. Where appropriate, planning obligations will be sought from developers to secure long-term management and also to ensure that the new housing remains available for people with local housing needs. This could include the following:

a) existing residents needing separate accommodation in the area (for example people in housing need due to sub-standard, overcrowded or otherwise unsuitable accommodation);

b) people whose work provides important local services and who need to live closer to the local community;

c) people who are not necessarily resident locally but who have long-standing links with the local community (such as elderly people who need to move back to a community to be near relatives);

d) people who have an offer of a job in the locality, who cannot take up the offer because of the lack of affordable housing;

e) people who work in important local businesses such as 

organised tourism or recreation, or the boat industry and who need to live closer to their businesses.

Removal of permitted development rights

Policy H 15
Removal of residential permitted development 


rights 

Where development of new housing is to be permitted, the Authority will seek to restrict or remove permitted development rights if it appears that a significant adverse effect on the visual amenity of the area could result from extensions or alterations carried out under permitted development rights.

l 4.24 When new dwellings are created either by converting an existing building or by new building, they will benefit from ‘permitted development’ rights granted by the General Permitted Development Order (1995). Permitted development includes certain alterations and extensions which can be undertaken without first having to apply for planning permission from the Local Planning Authority. In some cases, however, new dwellings may be in very isolated locations, or places where uncontrolled alterations could adversely affect the character and appearance of the Broads landscape, riverside or built environment. In these cases it will be appropriate that a planning application is submitted to the Authority for any planned alteration so that it can carefully consider the impact of the proposals on the area. The removal of ‘permitted development’ rights will usually be by a condition attached to the original planning permission for the dwelling.

4 Housing 

This chapter of the Local Plan contains policies to control housing development in the Broads, both within settlements and in the countryside. Because of the special character of the Broads, the Local Plan does not generally allocate land for housing development. The policies in this part of the Plan must be considered in the context of strategic planning policies for the Broads (see page 21) as well as other relevant policies in the Local Plan.

Introduction

l 4.1 The Broads is an area of landscape, wildlife and recreational importance and an attractive environment to live in. Pressure for new housing development can be expected to intensify as more people seek to move into the area, and also, to a lesser extent, as the housing needs of those already in the area increase. The statutory boundaries of the Broads are tightly drawn, excluding the major part of settlements where most development can be accommodated. A number of riverside villages, and parts of villages, fall within the Broads boundaries as do small parts of Norwich, Great Yarmouth, Beccles, Bungay and Lowestoft (Oulton Broad) close to the rivers and broads. Nevertheless, the major part of the Local Plan area is not built-up and consists of thecharacteristic landscapes of the Broads, with its rivers and broads, grazing marsh, fen and carr woodland.

l 4.2 Because the Broads landscape is characterised by open, flat, low-lying areas, it is very sensitive to new development which could be intrusive. It would be inappropriate for the Local Plan to specify or quantify housing development land which must be provided within the area. This approach is consistent with the guiding principles of the Local Plan and with the Norfolk and Suffolk Structure Plans, neither of which make specific provision for new housing land within the Broads area.

l 4.3 The built environment, including the riverside villages, makes a valuable contribution to the character of the Broads. The Local Plan recognises that in carefully selected locations, residential development on infill or small sites may be acceptable where it is not detrimental to the form and character of the village. Such development may also meet a local need for affordable housing, although these needs are more likely to be met outside the Broads boundaries. Strategic planning policies and government advice are generally against new housing development in the 

countryside. The Local Plan sets out the limited circumstances when new dwellings outside villages may be allowed as an exception to this general constraint.

New dwellings

Policy H 1
New dwellings within the development boundaries

Within the development boundaries, as defined on the Proposals Map Insets, residential development will be permitted provided it:

a) is on an infill site or a small site; and

b) would not be detrimental to the form and character of the settlement and would be of an appropriate scale and design for its setting in accordance with Policy B11; and

c) protects open space of amenity value in accordance with Policy C12 and would not detract from frontages which contribute to the character of the settlement; and

d) would provide an adequate standard of residential amenity for future occupiers and would not have a significant adverse effect on the residential amenities of adjoining occupiers.

l 4.4 Development boundaries have been defined in settlements where it is appropriate and these are shown on the Proposal Map Insets. These development boundaries do not necessarily include all of the built-up area of the settlement or enclose what may be regarded as ‘the village’. They indicate where Policy H1 will apply. However, the inclusion of land within a development boundary does not necessarily mean that development is appropriate and only if the policy criteria are fully met, will development be permitted. Close attention to detailed design (including materials and colour) will be necessary in accordance with Policy B11, to avoid detrimental impact on the form and character of the 

settlement and its surroundings. small-scale housing development will usually consist of less than four dwellings and in many cases only a single dwelling will be appropriate. Exceptionally more than four dwellings may be acceptable, for example, where the development is part of a larger project which will result in a substantial environmental enhancement to the site and its surroundings. The Proposals Map Insets also define the 

larger important open spaces within the development boundaries, where new development is unlikely to be permitted. Policy C12 gives further guidance on this matter.

l 4.5 Planning permissions for housing development within the Broads area will contribute towards meeting the total housing provision targets within each District Council area. However, overall figures in relation to Structure Plan provision and any calculation of whether there is a 5 year supply of housing land within any District Council area will not be considered a relevant factor in determining individual planning applications for residential development within the Broads area. While no specific housing allocation is provided for in the Local Plan, the Authority has identified particular locations where housing development may be acceptable at Wroxham/Hoveton (see Policies WH4 and WH6).

l 4.6 Proposed developments must comply with other relevant policies in the Local Plan, for example Policies INF1 and INF2 concerning flood risk. They must also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings. It should not be assumed that new mooring facilities will necessarily be 

permitted in conjunction with new riverside dwellings (see Policies C5 and C6).

Policy H 2
New dwellings outside the development boundaries

Outside the development boundaries as defined on the Proposals Map Insets, residential development will not be permitted except in the circumstances set out in Policies H3, H5, H6, H7, H9, H12, H13 or TR11.

Policy H 3
New agricultural and forestry dwellings

Development of a new agricultural or forestry dwelling will be permitted only if :

a) evidence is submitted which demonstrates that it is essential for an employee to live at, or very close to, their place of work; and

b) evidence is submitted which demonstrates that, in the case 

of a new business, there is a firm intention and ability to develop the agricultural or forestry unit and that, for both new and existing units, the business is capable of being sustained for a reasonable period of time; and

c) there has been no prior disposal of agricultural or forestry dwellings which could have been used to meet this need; and

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

Where a new dwelling is to 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 or in forestry, or a widow or widower of such a person, and to any resident dependants.

Policy H 4
Removal of agricultural or forestry occupancy



conditions

The removal of agricultural or forestry occupancy conditions will only be permitted 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.

l 4.7 The character and appearance of the countryside needs to be protected. The costs of providing services to isolated dwellings also needs to be avoided. New housing will therefore normally be confined within the development boundaries. There are acknowledged cases of special need including a small number of dwellings, mainly for agricultural workers and, in some cases, dwellings for managers of boatyards or other tourist related operations (see Policy H9). Policies H2 and H4 will ensure that such dwellings are permitted only in cases of genuine need which cannot be met elsewhere, and Policy TR11 specifies the circumstances in which holiday dwellings will be considered outside development boundaries.

l 4.8 Proposed developments must comply with other relevant policies in the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8).

Temporary mobile homes

Policy H 5
Temporary mobile homes

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.

l 4.9 While mobile homes can provide an acceptable standard of temporary accommodation their appearance is not usually appropriate to the character of the Broads. Their impact can be reduced by appropriate siting, colour, materials and design. In order to assist new businesses and the local economy, the Authority will permit temporary mobile homes in appropriate cases but the extension of this temporary period will not be granted. A condition will normally be imposed preventing the 

substitution of one mobile home for another during the period 

of the temporary permission.

l 4.10 Proposed developments must comply with other relevant policies in the Local Plan, and also have particular regard to minimising visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8).

Replacement dwellings in the countryside

Policy H 6
Replacement dwellings in the countryside

Replacement dwellings in the countryside will be permitted 

provided:

a) the replacement would be of a similar scale to the existing dwelling and the design and external materials are appropriate to its setting; and

b) the replacement will be located on the same site as the existing dwelling and there would be no increase in the number of dwellings; and 

c) the existing dwelling has a lawful residential use.

l 4.11 Although policies generally prevent residential development in the countryside, the replacement of an existing dwelling is generally acceptable if there is no overall increase in the numbers of dwellings. This will only be the case if the past use and the present physical condition of the building demonstrate legitimate residential use. Particular care will be required to ensure that the new dwelling is of a scale and design appropriate to its setting. Development should comply with Policies B1, B2 and B11. Desirable improvements will be sought, for example to take account of current highway standards (Policy TC8) and current assessments of flood risk (Policies INF1 and INF2). As an 

alternative, restoration of the existing dwelling will be encouraged if it is worthy of retention.

Converting rural buildings 

Policy H 7
Conversion of rural buildings to residential or holiday accommodation

Outside the development boundaries as defined on the Proposal Map Insets, the conversion of rural buildings of architectural, historic or landscape value to residential or holiday accommodation use will be permitted if all the following criteria are met:

a) conversion can be achieved without having a significant adverse effect on the character and appearance of the building, without the need for extensive alterations or replacement of the structure and without a significant adverse effect on the setting of the building being damaged by the erection of garages or other outbuildings; and

b) the conversion would provide an adequate standard of residential amenity for future occupiers and would not detract from the amenity of any adjoining occupiers; and

c) the conversion would not prejudice the functioning of an adjoining agricultural or other use; and

d) the building is not in an isolated location where the introduction of a dwelling or holiday accommodation would be intrusive into the Broads landscape.

Where appropriate, the Authority will require the applicant to provide a structural survey in support of the proposal.

The conversion to residential or holiday accommodation of other rural buildings outside the development boundaries will only be permitted if the proposal complies with criteria b), c) and d) above and additionally, it would make a significant improvement to the character and appearance of the building and its setting.

The conversion of buildings within the development boundaries will be permitted provided the proposal complies with criteria a), b) and c) above.

l 4.12 There is a large number of rural buildings in the Broads. Most of these are in agricultural use but others include barns, churches, mills, windpumps and other traditional agricultural and industrial buildings. These buildings form an important part of the Broads built environment. In some cases, they may be unsuited to modern agricultural requirements. The best use for such buildings will, in many cases, be commercial or workshop uses, as this will cause minimum damage to their character. (Policy EMP4 on page 61 deals with this form of conversion.)

l 4.13 Converting rural buildings to residential or holiday accommodation may be more commercially attractive. However, residential conversions generally require more drastic alteration to the building fabric and in some cases such conversions have been severely damaging to the building’s character. Residential conversions will therefore only be permitted where all of the criteria in the policy are satisfied. The Authority may require a structural survey in support of proposals and, if permission is granted, ‘permitted development rights’ will be removed. Policies B1, B2 and B4 deal with listed and historic buildings.

l 4.14 Proposed developments must comply with other relevant policies in the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings.

Residential development at boatyards

Policy H 8
Boatyard sites within the development boundaries

Within the development boundaries as defined on the Proposals Map Insets, development of new dwellings for permanent residential or holiday accommodation on boatyard sites will be permitted if all of the following criteria are met:

a) the proposals are part of a comprehensive scheme for the boatyard; and

b) the residential or holiday accommodation development would involve a subsidiary part of the boatyard’s existing site area. Development involving the whole or major part of a boatyard will not be permitted; and

c) the site is large enough to accommodate the different uses in a manner which would not conflict with each other or with 

surrounding uses; and

d) the scale, design and external materials of the development would be appropriate to the character and appearance of the site and the area.

In determining development proposals at boatyards, the Authority will have regard to the economic viability of the existing boatyard and to the effect which the proposed development would have on facilities for visitors and the objective of retaining existing moorings and access to the waterfront.

Policy H 9
Dwellings for staff at boatyards and other tourist or



organised recreation facilities

Outside the development boundaries as defined on the Proposals Map Insets, the development of a new dwelling for staff at a boatyard or other tourist or organised recreational facilities will only be permitted where strong evidence is submitted in support of the proposal to show that:

a) an on-site dwelling is essential for reasons of supervision and security, or to provide services to the public; and

b) there is no other reasonable way of meeting this housing requirement in accordance with Local Plan policies.

Before such dwellings are permitted, the Authority will seek a planning obligation from the developer to restrict the occupation of the dwelling to a purpose directly linked to the use.

l 4.15 The Local Plan includes a number of policies concerning boatyards and the boating industry. For example Policies EMP5 and EMP6 deal with development for other employment uses at boatyards. Policy C4 deals with development leading to increased motor hire craft. As structural changes have taken place in the boating industry there has been a significant number of proposals for redevelopment of boatyard sites, in whole or part, often for residential or holiday accommodation purposes. Unfortunately, in some cases, redevelopment has detracted from the character of the waterside, particularly where a group of boatyards is affected. Boatyard redevelopment can also lead to the loss of facilities, for example, refuelling, pump out and short stay moorings. If this trend was to continue over a long period, it would not be in the long-term interest of the Broads economy or its character. The continued loss of boatyard sites to other uses could also result in future pressures to develop new boatyard sites in inappropriate locations.

l 4.16 The Local Plan’s policies do not generally encourage residential redevelopment of boatyard sites. The development of a subsidiary element of residential or holiday accommodation may, however, be appropriate on boatyard sites within the development boundaries as defined on the Proposals Map Insets, subject to the criteria in Policy H8. 

In assessing development proposals under Policy H8, the Authority will have regard to information submitted by the applicant regarding economic viability.

l 4.17 Policy H9 provides a framework for assessing proposals where an on-site staff dwelling is essential at boatyards and other tourist and recreation facilities. It is unlikely, however, that the need for a new dwelling would be justified solely for reasons of security.

l 4.18 Proposed developments must comply with other relevant policies in the Local Plan, including Policy INF7 concerning sewerage and INF1 and INF2 concerning flood risk. They must also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings.

Houseboats

Policy H 10
Houseboats and boats used as permanent dwellings

The Authority will not permit further houseboats or the further use of craft for residential purposes on the Broads. It will seek the removal of existing houseboats and craft used for residential purposes where they have a significant adverse effect on the landscape or built environment.

l 4.19 Houseboats are, in many cases, a particularly intrusive form of development in the Broads. There are concentrations of houseboats in a number of locations, including Horning, Hickling, Wayford Bridge and Oulton Broad, together with evidence of the use of other craft for residential use. It is considered that the appearance of houseboats and residential craft, together with the associated use of the river bank, can be damaging to the character and appearance of the Broads.

l 4.20 Given the special character and importance of the Broads, the Authority will seek the removal of those boats which are seen as particularly intrusive. This will be done mainly by negotiating their removal, possibly to a less intrusive location, or in the context of any proposed development. The need for planning permission arises when boats are moored in one location for more than 28 days in one year. The Authority will consider taking enforcement action in appropriate cases.

Changes to Existing Dwellings

Policy H 11
Extensions and annexes

Extensions and alterations to dwellings and the provision of annexes will be permitted provided the following criteria are met:

a) the scale and design of the extension, alteration or annexe would not have a significant adverse effect on the character of the existing dwelling or the surrounding area; and

b) the development would not have a significant adverse effect on the privacy and amenity of any adjoining occupiers.

Any annexe should remain integral with the dwelling and before an annexe is permitted the Authority will seek to prevent its use as a separate dwelling by means of a planning obligation or condition.

l 4.21 Changes in housing needs can often be reasonably met by the alteration or extension of an existing dwelling. Smaller-scale alterations may not need planning permission. Larger alterations will need permission and the Authority will use its planning powers to ensure that the character of the building and its surroundings are safeguarded. In some circumstances it may be acceptable to provide an annexe to an existing dwelling. The Authority will seek a planning obligation from the developer to ensure that such development does not result in the creation of  a separate dwelling. In accordance with Policy B11, extensions should be of an appropriate scale to their setting and should not be overdominant. Policy B12 deals with private boathouses within the curtilage of a dwelling.

Policy H 12
Sub-division of large houses
The sub-division of a large house into two or more units or its conversion to institutional use will be permitted if all the following criteria are met:

a) the development can be carried out without the need for extensive alterations and extensions and it would not have a significant adverse effect on the setting, structure or character of a building of architectural or historic interest; and

b) the development would not have a significant adverse effect on the character or appearance of the surrounding area; and

c) the proposed development would not be an over-intensive use of the property, and the proposed new units or use would provide an adequate standard of residential amenity to future occupiers. 

l 4.22 The Broads area includes a number of existing large houses which, because of their size, may be unsuited to the needs of a single family. In some cases these houses contribute to the character of the Broads built environment or are significant features in the landscape. Sub-division of these houses will not be acceptable if, for example, the site is too small for an intensive use of the site, or the proposed conversion will damage the character of the building or its setting. However, if these problems can be overcome, sub-division can, in appropriate cases, ensure better use of accommodation, contributing towards the retention and maintenance of the building. Development should not adversely affect residential amenities. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new developments too close to existing dwellings. Development should also meet the requirements of Policy TC8 with regard to parking and access.

Affordable Housing

Policy H 13
Affordable housing

Where a need for affordable housing has been identified and it has been demonstrated that the need cannot be met within the development boundaries, the Authority will permit the development of affordable housing provided that:

a) careful attention to siting, design and materials ensures that there is no significant adverse effect on the Broads landscape, built environment and waterways; and

b) there would be no significant adverse effect on wildlife and wildlife habitats; and

c) there would be no significant adverse effect on the residential amenities of adjoining occupiers.

Policy H 14
Occupation and management of affordable 



housing
Where affordable housing is to be permitted under Policy H13, the Authority will seek a planning obligation from the developer to ensure that:

a) the permitted dwellings are offered for initial and successive occupation at a low rent or low-cost shared ownership; and

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.

l 4.23 It is now widely recognised that affordable housing in rural areas needs to be provided for local people. The assessment of need for such housing should be carried out on a village or community basis but appropriate sites are most likely to be identified outside the Broads boundaries. Nevertheless, in exceptional cases, suitable sites within the Local Plan area may need to be considered. Where appropriate, planning obligations will be sought from developers to secure long-term management and also to ensure that the new housing remains available for people with local housing needs. This could include the following:

a) existing residents needing separate accommodation in the area (for example people in housing need due to sub-standard, 

overcrowded or otherwise unsuitable accommodation);

b) people whose work provides important local services and who need to live closer to the local community;

c) people who are not necessarily resident locally but who have long-standing links with the local community (such as elderly people who need to move back to a community to be near relatives);

d) people who have an offer of a job in the locality, who cannot take up the offer because of the lack of affordable housing;

e) people who work in important local businesses such as 

organised tourism or recreation, or the boat industry and who need to live closer to their businesses.

Removal of permitted development rights

Policy H 15  
Removal of residential permitted development 


rights 

Where development of new housing is to be permitted, the Authority will seek to restrict or remove permitted development rights if it appears that a significant adverse effect on the visual amenity of the area could result from extensions or alterations carried out under permitted development rights.

l 4.24 When new dwellings are created either by converting an existing building or by new building, they will benefit from ‘permitted development’ rights granted by the General Permitted Development Order (1995). Permitted development includes certain alterations and extensions which can be undertaken without first having to apply for planning permission from the Local Planning Authority. In some cases, however, new dwellings may be in very isolated locations, or places where uncontrolled alterations could adversely affect the character and appearance of the Broads landscape, riverside or built environment. In these cases it will be appropriate that a planning application is submitted to the Authority for any planned alteration so that it can carefully consider the impact of the proposals on the area. The removal of ‘permitted development’ rights will usually be by a condition attached to the original planning permission for the dwelling.

5 The built environment
This chapter of the Local Plan contains policies to protect the built environment by controlling development affecting listed buildings and Conservation Areas and by seeking an appropriate scale and design of new development. It also includes policies in respect of advertisements, facilities for people with disabilities and archaeological sites and 

monuments. The policies in this part of the Plan must be considered in the context of strategic planning policies for the Broads area (see page 21) as well as other relevant policies in the Local Plan.

Introduction
l 5.1 Buildings in the Broads, like the natural environment, reflect the changing patterns of living and working down the centuries. There are open landscapes in which the only buildings are a marshman’s cottage or the derelict remains of a drainage mill which once harnessed the power of the wind to drain the marshes. On the riverside there are characteristic timber-framed chalets which form part of the riverside scene. Buildings connected with riverside trade, or management of the marshes and surrounding areas, are strongly influenced in their design by their functions and waterside locations. This has led to a range of buildings such as boatsheds, windpumps and riverside houses, with a specific Broads character. On the rising land there are churches, farmhouses and other buildings, often built from local materials.

l 5.2 In riverside villages, buildings are often grouped around the parish staithe, riverside common, ferry or bridge. This basic pattern can still be seen in villages which have remained relatively undeveloped including Stokesby, Ranworth and Belaugh. Their character is very much influenced by the nearby water and the surrounding natural environment. Elsewhere, that traditional appearance has been eroded because of new development and land use, usually associated with recreation and tourism. In some cases new buildings have broken the intimate relationship between the built and natural environment, and buildings have intruded into the landscape rather than being in harmony with it.

l 5.3 The built environment is an important and valuable part of the Broads heritage. The policies of the Local Plan will control and influence the effect of new development on the buildings and settlements of the Broads and will have particular regard to listed buildings and Conservation Areas. The aim is to ensure that the special character of the Broads built environment is protected and enhanced and that where new development is appropriate, its design is of a high quality and enhances the character of the Broads. The policies of the Local Plan form part of an overall strategy for the protection and enhancement of the special character of the built environment which is also developed in 

the Broads Plan.

Listed buildings and buildings of architectural or historic importance

Policy B 1
Listed buildings

The demolition or partial demolition of a listed building, or development which would be damaging to the setting of a listed building will be permitted only in the most exceptional circumstances.

In those exceptional circumstances where the demolition of a listed building is acceptable, and replacement is appropriate, consent will not be granted until redevelopment plans have been approved by the Authority and appropriate contracts for redevelopment accepted prior to demolition.

Policy B 2
Alterations to listed buildings
Proposals for alterations and/or extensions to a listed building which would have a significant adverse effect on the internal or external fabric or character of a listed building will not be permitted.

l 5.4 Throughout the Broads there is a wealth of historic and other buildings of special interest which make an important contribution to its character. Buildings of particular architectural or historic value are known as ‘listed buildings’ and are designated by the Department of National Heritage as Grades I, II* or II, according to their importance. The last survey of listed buildings in the Broads was completed in 1987. Despite the limited geographical extent of the Broads area, there are approximately 250 listed buildings within it, ranging from windpumps to 

maltings and barns.

l 5.5 It is particularly important that these buildings or their settings are not lost or damaged by demolition or by unsympathetic alteration or extension. Encouragement will be given to proposals that seek to enhance the appearance or setting of a listed building. Statutory protection under the Planning (Listed Building and Conservation Areas) Act 1990 is given to individual buildings or larger groups of dwellings which are of special architectural or historic interest. Where development proposals would affect the character of listed buildings or Conservation Areas the Authority will have regard to Government advice contained in PPG15 on ‘Planning and the Historic Environment’. The protection given by listing extends to certain buildings within the curtilage of listed buildings and not just the buildings themselves. Where appropriate, the Broads Authority will make full use of current legislation to prevent listed buildings becoming derelict. The Broads Plan includes provision for the Broads Authority to grant aid the repair and restoration of buildings of architectural, historic or landscape interest in the Broads, subject to the availability of funds. The Environment Agency will need to be consulted on alterations to listed buildings which are next to, or straddle, principal water courses, main rivers and dykes.

Policy B 3
Building Preservation Notices

Where appropriate, the Broads Authority will make use of Building Preservation Notices to protect buildings which are at risk from unsympathetic alteration or demolition and are of architectural or historic interest, but are not listed.

l 5.6 Some buildings in the Broads which have not been ‘listed’ are still, nevertheless, of significant architectural or historic interest. These buildings may make a particular contribution to the character of the Broads area. The Broads Authority will carefully assess the effect of development proposals on such buildings. 

If necessary, the Authority is able to serve a Building Preservation Notice. This has the effect of protecting a building for a period of six months while the Secretary of State decides whether it is worthy of listing.

Policy B 4
Changes of use of windpumps and other historic 



buildings

The change of use of windpumps and other historic buildings which make a significant historical or architectural contribution to the character of the Broads landscape, waterways or built environment will only be permitted if the proposal complies with all the following criteria:

a) the features of historic interest would be conserved and the proposal can be carried out without a significant adverse effect on the internal or external fabric of the building, its character or appearance and without the need for alterations or extensions which would have a significant adverse effect on the setting of the building; and

b) the development would be appropriate to the character and appearance of the Broads landscape, waterways and built environment and would not have any significant adverse effects on wildlife or wildlife habitats; and

c) the development would not have a significant adverse effect on the residential amenities of any adjoining occupiers.

Where appropriate the Authority will require the applicant to provide a structural survey in support of the proposal.

l 5.7 A major problem in conserving historic buildings is finding new uses for buildings which are no longer required for their original function. This is particularly difficult for large structures such as maltings, drainage mills and barns which, because of their size, materials and construction, are of considerable local importance. Where appropriate, local planning authorities have been flexible and have permitted conversion to a variety of new uses, including art galleries, restaurants and housing. The Broads Authority recognises that conservation of these buildings is more likely if economically or socially desirable alternative uses can be found. It is important, however, to ensure that conversion does not destroy the features which make a building worthy of conservation.

l 5.8 Unfortunately, in some cases, conversion has detracted from the character of the buildings affected. Evidence from English Heritage suggests that if essential features such as the original permanent fabric of the walls or roof are destroyed, conversion is damaging and inappropriate. In particular, residential conversion can lead to the loss of such features and will, in many cases, be unacceptable, especially in Grade I or II* listed buildings. The Broads Authority will have regard to this advice when considering conversion proposals. Where residential conversions are acceptable they should comply with Policy H7. Conversions for employment use will be supported if they comply with Policy EMP4.

l 5.9 In the flat marshland landscape, drainage mills or ‘windpumps’ are very distinctive features. Most are derelict brick towers, visible from many miles away, and are particularly dramatic when several are seen together. The greatest concentration is alongside the River Bure between Acle and Great Yarmouth. Impressive numbers are also found in other areas, including the Waveney below St Olaves; the Yare around Reedham; the Thurne and the Ant. The views across Reedham and South Walsham Marshes and in the Horsey area include windpumps as major landmarks.

l 5.10 There were once over 240 windpumps in the Broads but now only 72 survive. Some are derelict while others have been protected, restored or converted to other uses. Not only are the windpumps visually striking, they are a major part of the industrial archaeology of the Broads, dating from the time they were used to drain water from the marshes. In 1980, a survey revealed that, without urgent action, 42 out of the remaining 72 windpumps could eventually disappear unless something was done to stop their decay. The Broads Authority and the Norfolk Windmills Trust initiated work to prevent further decay and to preserve pumps for future restoration. Since the start of the partnership with the Trust, 12 mills have received grants to enable some degree of restoration work, with 18 more being protected by emergency or temporary works to stop further deterioration. Much remains to be done, and the Broads Plan includes the further development of the Authority’s strategy to protect and restore windpumps in the Broads.

l 5.11 Conversion of windpumps to other uses is not generally successful. To date, 18 such conversions have taken place, and the majority have not retained the appearance of the building. Original machinery has been lost and conversion has prevented a fully authentic restoration. The nature of a windpump tower is such that it is very difficult to provide modern standards of accommodation without seriously detracting from the character and appearance of the original structure. While the concept of allowing an alternative use to conserve these buildings is not rejected, it is difficult to achieve sympathetic conversions. In particular, the conversion of windpumps which are, or could be, included in the Broads Authority’s programme for protection and restoration would be inappropriate.

Conservation Areas

Policy B 5
Designation, preservation and enhancement of 



Conservation Areas 

The Broads Authority will designate as Conservation Areas any areas of special architectural or historic interest where it is seen as desirable to preserve or enhance the character or appearance of the area. Reviews will be carried out periodically to consider whether further designation of Conservation Areas is called for. The Authority will establish consistent local standards for these designations and periodically review existing Conservation Areas and their boundaries against those 

standards. The Authority will prepare and review proposals for the preservation and enhancement of each Conservation Area and will initiate appropriate enhancements as resources permit.

Policy B 6
Directions restricting permitted development
Where appropriate, the Authority will make directions to restrict permitted development in order to protect the character and appearance of the Broads landscape, waterways or built environment, particularly in Conservation Areas.

l 5.12 Conservation Areas are defined in legislation as areas ‘of special architectural or historic interest the character or appearance of which it is desirable to preserve or enhance’. Although there are usually listed buildings in a Conservation Area, it is the quality and interest of the area as a whole, including all the buildings, open spaces and trees, which is important. Designation gives additional planning control over the demolition of most buildings and the felling of trees. The Broads Authority has a duty to prepare proposals for the preservation and enhancement of Conservation Areas in the Broads. Many types of permitted development are carried out with no adverse effects on the 

character of the surrounding area. However, some apparently minor alterations, like small household extensions or replacement windows, could have a marked effect on the character of a Conservation Area. The Authority will therefore consider using its powers under Article 4 of the General Permitted Development Order (1995) to require a planning application for specified classes of permitted development when it appears appropriate to do so. This will enable the Authority to pay closer attention to detailed design matters in sensitive locations like Conservation Areas.

l 5.13 There are currently 18 Conservation Areas either wholly or partly in the Broads area. They are:

Beccles*



Loddon and Chedgrave*

Belaugh



Ludham*

Bungay*



Neatishead*

Coltishall and Horstead*
Norwich City Centre*

Ellingham*



Oulton Broad

Geldeston*


Thorpe St Andrew*

Halvergate Marshes

Trowse*

Horning*



Stalham Staithe*

Langley Abbey*


West Somerton

(* Denotes Conservation Area partly within the Broads Authority area)

Existing Conservation Areas are shown on the Proposals Map Insets. It is intended to consider an extension to the Thorpe St Andrew Conservation Area and the Authority will periodically consider the need for further designations within the Broads area as a whole. It would not be appropriate to use the Local Plan to designate new Conservation Areas as there are separate procedures for doing so under different legislation.

Policy B 7
New development in Conservation Areas
Development in Conservation Areas will be permitted if it would preserve or enhance the character or appearance of the Conservation Area.

Policy B 8
Demolition in Conservation Areas
The demolition or partial demolition of buildings and other structures which make a positive contribution to the character or appearance of Conservation Areas will not be permitted.

Where exceptional circumstances justify demolition, consent will not be granted until appropriate plans have been approved by the Authority and contracts for redevelopment have been accepted prior to demolition.

Policy B 9
Alterations in Conservation Areas
Planning permission will be granted for alterations to buildings in Conservation Areas if they would preserve or enhance the character or appearance of the area; this would include the need for a high standard of design and materials.

Policy B 10
Planning applications for sites in sensitive 




locations

Where appropriate, the Authority will require the submission of detailed plans and a full survey of any existing trees in respect of applications for outline planning permission in Conservation Areas, waterside locations and other particularly sensitive locations.

l 5.14 In considering development proposals in Conservation Areas, the Broads Authority must assess whether the development will preserve or enhance the character or appearance of the area. Wherever possible, development should positively enhance the Conservation Area. In Conservation Areas new development needs to respect the scale, grouping and materials of existing buildings. In some cases views into and out of Conservation Areas are important and should be protected. Where appropriate, in a Conservation Area or other sensitive location, the Authority will require a fully detailed planning  application to be submitted, including detailed plans and drawings, to enable the effects of the proposed development to be adequately evaluated. It will usually be desirable to retain any building which makes a significant contribution to the Conservation Area’s character including buildings which are important to the social or industrial history of the area.

Design

Policy B 11
Design

Development will only be permitted if its scale, form, design, external materials and colour would be appropriate to its setting. New development in the built environment should respect the character and townscape of the area. New development in the countryside should be appropriately located so as to minimise its visual intrusion in the landscape.

l 5.15 Government advice in PPG1 ‘General Policy and Principles’ stresses the need for special attention to be given to design and external appearance of new development in National Parks and other specially protected areas such as the Broads: 

‘Good design should be the aim of all those involved in the development process and should be encouraged everywhere ..... Applicants for planning permission should be encouraged to demonstrate how they have taken into account the need for good design in their development proposals .... Particular weight should be given to the impact of development on existing buildings and on the character of areas recognised for their landscape or townscape value, such as National Parks, Areas of Outstanding Natural Beauty and Conservation Areas.’ (Paragraphs 15, 16 and 18)

l 5.16 Design of new development needs to be of a high standard if it is to conserve and enhance the character of the Broads. 

A number of elements are important in the design of new or replacement buildings. These include:

a) scale and mass in relation to its original form and neighbours;

b) simplicity of design;

c) use of local materials such as thatch, pantiles, brick and 

weatherboarding.

l 5.17 Good design need not repeat the ideas of the past and it is not the Broads Authority’s intention to stifle good quality modern design. Policy B11 applies not only to new buildings, but also to extensions, alterations and other development, for example new roads. The Authority may wish to encourage the replacement of some buildings, especially those which have been built with scant regard to the special character of their setting. Careful attention to the siting of buildings is also important in order to avoid visually intrusive development. Where appropriate, new development should be sited close to existing groups of buildings.

l 5.18 It is not always easy to recognise the special character of the Broads built environment which varies from one area to another. To provide guidance, the Broads Authority has published a series of Design Guides and developers should take account of the advice in them. 

Design Guides so far published cover:

Waterside Homes and Chalets

Boatyards and Boatsheds

Private Boathouses

Agricultural Buildings

Waterside Recreation Areas

l 5.19 The Authority will keep this design advice under review and extend it. Where individual development proposals raise particular issues of design, the Authority will take advice on design issues from consultant architects. It will consider that advice together with its own published Design Guides when determining proposals.

l 5.20 Many Broads boatyards are in prominent waterside locations. They have a key role not only in the Broads economy and in providing services and facilities to visitors but also in shaping the character of the waterside. Boatyards are working environments and the presence of boats and boatyard equipment is part of their character. In many cases, boatyard operators make strenuous efforts to ensure the boatyard is a safe and attractive environment for visitors. In some cases, a clutter of derelict boats and equipment and the poor design and siting of storage areas, diesel tanks, etc, detract from the appearance of the yard and its surroundings, including neighbouring boatyards. Where appropriate, the Broads Authority will liaise with boatyard owners to encourage improvements to the appearance of these yards.

Policy B 12
Private boathouses
Permission will be granted for the development of a boathouse within the curtilage of a dwelling provided that:

a) it would not have a significant adverse effect on wildlife and wildlife habitats, or on the character of the landscape, waterways or built environment; and 

b) it would not include the provision of residential accommodation.

l 5.21 Private boathouses are a characteristic type of waterside building in the Broads. They provide shelter for private craft and, where appropriately sited and designed, can enhance the waterside. However, a proliferation of boathouses would be damaging to the character of the area in some locations. Where a significant amount of residential accommodation is included, for example at first floor level, the scale of the boathouse building is increased and its character changed, often detracting from the character of the waterside. The provision of residential accommodation could also result in the creation of a separate dwelling in a location where it would not be permitted by other policies in the Local Plan. This policy will permit new boathouses of acceptable scale and design but will constrain the provision of such residential accommodation. The Broads Authority has published a design guide ‘Private Boathouses’ which should be taken into account and will be of assistance to developers.

Facilities for people with disabilities

Policy B 13
Facilities for people with disabilities

New development or alterations to existing buildings or facilities to which the public will be admitted should be designed to meet the needs of people with disabilities.

l 5.22 Section 76 of the Town and Country Planning Act 1990 requires local planning authorities to bring developers’ attention to the standards of access and other facilities in new buildings which must legally be provided for people with disabilities. These buildings include ones to which the public will be admitted like shops, some types of offices, schools, leisure facilities and public buildings. The Chronically Sick and Disabled Persons Act 1970, the Disabled Persons Act 1981 and Part M of the Building Regulations (1991) also stipulate mandatory access arrangements in new developments. These cover matters such as access into and within buildings, car parking spaces for disabled drivers and other facilities such as toilets.

l 5.23 Designing accessible environments can mean providing for people with sensory as well as physical disability, for example sight and hearing. It may be appropriate for a new scheme to incorporate induction loops, for example, for people with hearing problems or tactile flooring and Braille signing for people with impaired sight. Increasingly, developers are realising that easily accessible buildings also benefit others, including people with children and the elderly.

Archaeology

Policy B 14
Scheduled Ancient Monuments and sites of 



outstanding archaeological importance

Development which would have a significant adverse effect on the integrity or landscape setting of a Scheduled Ancient Monument or a site of outstanding archaeological importance will not be permitted.

Policy B 15
Evaluation of sites
Where development proposals are on sites which appear to raise archaeological issues, the Authority will, in consultation with the appropriate County Archaeological Officer, require an evaluation of the site to determine its archaeological significance so that informed and reasonable planning decisions can be taken.

Policy B 16
Other sites of archaeological importance
Where proposed development would affect a site of archaeological importance where there is no justifiable case for preservation of remains, before granting planning permission the Authority will seek a planning obligation from the developer, as appropriate, to:

a) agree the scope of on-site survey, excavation, recording and evaluation of finds; and

b) publicise the archaeological interest in the site and provide public access to any remains preserved in situ; and

c) provide appropriate interpretation of remains or landscapes; and

d) record, analyse and display artefacts removed from the development site and determine the ownership of such artefacts.

Policy B 17
Discoveries during development
Where archaeological remains are discovered during the development the Authority will, in consultation with the appropriate County Archaeological Officer, seek to reach an agreement with the developer to enable the remains to be evaluated, recorded and/or safeguarded.

l 5.24 There are a number of archaeological sites and Scheduled Ancient Monuments in the Broads. In some cases the monuments are intact, for example Potter Heigham Bridge. In other cases there are substantial remains such as St Benet’s Abbey, or the Roman fort at Burgh Castle. More often however, remains which are visible above ground only consist of a few remnants. The Authority will normally wish to preserve and enhance all  archaeological sites, their settings and visible remains, if they have a national importance, or if there is a particular local significance.

l 5.25 Archaeological remains are seen by the Government as finite, non-renewable resources. They help us understand our heritage and so have an important role in education, leisure and tourism. There are many archaeological remains of national importance but few have been given special protection as ‘Scheduled Ancient Monuments’ by the Secretary of State for National Heritage. Overall, Scheduled Ancient Monuments 

represent a very small proportion of all known archaeological remains and the Authority will consult the appropriate Norfolk or Suffolk County Archaeological Officer on how to evaluate the importance of remains which are either known about now, or which are discovered in the future to ensure remains are not needlessly destroyed.

l 5.26 In accordance with Government advice contained in PPG16 on ‘Archaeology and Planning’, the Authority’s policies towards archaeology will not allow development to take place if it would damage Scheduled Ancient Monuments as these are among the most important remains in the country. With regard to other sites and remains the Authority will, in consultation with the appropriate County Archaeological Officer, determine what level of site investigation, protection and recording of remains would be appropriate before a proposed development may take place. In cases where development can take place and still preserve important archaeological remains in situ, planning permission will be subject to an effective management plan ensuring the continued protection of remains after development.

l 5.27 The Local Plan’s policies towards archaeology explain the relevant requirements. The Proposals Map identifies Scheduled Ancient Monuments as known constraints to development. Where it appears that proposals may affect archaeological remains or artefacts, the details of the scheme will be considered in consultation with the appropriate County Archaeological Officer before the Authority determines the planning application. In some cases, planning obligations may be sought from developers to ensure the recommendations of the County Archaeological Officer are carried out: in these cases planning permission will only be granted with these additional assurances.

Advertisements

Policy B 18
Amenity and public safety of advertisements

Consent will be granted for the display of advertisements provided they would not have a significant adverse effect on the visual amenities of the Broads area or prejudice public safety on land or water.

l 5.28 Some types of advertisement are exempted from detailed control and other specific categories qualify for what is called ‘deemed consent’, provided they conform to stated conditions and limitations for each category. Others require express consent under the Town and Country Planning (Control of Advertisements) Regulations 1992 (as amended in 1994). In Areas of Special Control, such as the Broads, stricter controls 

usually apply to the display of advertisements which do not require the Authority's express consent. Because of the necessity of preserving or enhancing the appearance of the Broads, applications for express consent will also be closely scrutinised to ensure the proposals do not compromise the aims of the area's special designation. An official explanatory booklet entitled ‘Outdoor Advertisements and Signs - A Guide for Advertisers’ can be obtained free from the Authority.

l 5.29 The Broads Authority will also seek to ensure that ‘street furniture’ (such as seats, bins, lamp columns, telegraph poles, etc) is kept to a minimum, is well-designed and that unsightly street furniture is removed. In appropriate locations however, well sited and designed signposting can be particularly useful for visitors. The Authority will seek the removal of unsightly overhead power and telecommunication lines, and will resist the erection of new lines where they would be unsightly. (See Paragraph 2.37).

Minor Works

l 5.30 Minor works carried out by Local Authorities or other statutory bodies are often small-scale but can cumulatively affect the character of the Broads area. Close liaison with the appropriate authorities will often result in relatively minor amendments to design or siting but can achieve a significant improvement to the appearance of a scheme. The Broads Authority will therefore liaise with the County Councils, the Environment Agency and other authorities, to minimise the impact on the Broads settlements and landscape of minor drainage works, outfalls, minor road improvements and other minor works.

5 The built environment

This chapter of the Local Plan contains policies to protect the built environment by controlling development affecting listed buildings and Conservation Areas and by seeking an appropriate scale and design of new development. It also includes policies in respect of advertisements, facilities for people with disabilities and archaeological sites and 

monuments. The policies in this part of the Plan must be considered in the context of strategic planning policies for the Broads area (see page 21) as well as other relevant policies in the Local Plan.

Introduction

l 5.1 Buildings in the Broads, like the natural environment, reflect the changing patterns of living and working down the centuries. There are open landscapes in which the only buildings are a marshman’s cottage or the derelict remains of a drainage mill which once harnessed the power of the wind to drain the marshes. On the riverside there are characteristic timber-framed chalets which form part of the riverside scene. Buildings connected with riverside trade, or management of the marshes and surrounding areas, are strongly influenced in their design by their functions and waterside locations. This has led to a range of buildings such as boatsheds, windpumps and riverside houses, with a specific Broads character. On the rising land there are churches, farmhouses and other buildings, often built from local materials.

l 5.2 In riverside villages, buildings are often grouped around the parish staithe, riverside common, ferry or bridge. This basic pattern can still be seen in villages which have remained relatively undeveloped including Stokesby, Ranworth and Belaugh. Their character is very much influenced by the nearby water and the surrounding natural environment. Elsewhere, that traditional appearance has been eroded because of new development and land use, usually associated with recreation and tourism. In some cases new buildings have broken the intimate relationship between the built and natural environment, and buildings have intruded into the landscape rather than being in harmony with it.

l 5.3 The built environment is an important and valuable part of the Broads heritage. The policies of the Local Plan will control and influence the effect of new development on the buildings and settlements of the Broads and will have particular regard to listed buildings and Conservation Areas. The aim is to ensure that the special character of the Broads built environment is protected and enhanced and that where new development is appropriate, its design is of a high quality and enhances the character of the Broads. The policies of the Local Plan form part of an overall strategy for the protection and enhancement of the special character of the built environment which is also developed in 

the Broads Plan.

Listed buildings and buildings of architectural or historic importance

Policy B 1
Listed buildings

The demolition or partial demolition of a listed building, or development which would be damaging to the setting of a listed building will be permitted only in the most exceptional circumstances.

In those exceptional circumstances where the demolition of a listed building is acceptable, and replacement is appropriate, consent will not be granted until redevelopment plans have been approved by the Authority and appropriate contracts for redevelopment accepted prior to demolition.

Policy B 2
Alterations to listed buildings
Proposals for alterations and/or extensions to a listed building which would have a significant adverse effect on the internal or external fabric or character of a listed building will not be permitted.

l 5.4 Throughout the Broads there is a wealth of historic and other buildings of special interest which make an important contribution to its character. Buildings of particular architectural or historic value are known as ‘listed buildings’ and are designated by the Department of National Heritage as Grades I, II* or II, according to their importance. The last survey of listed buildings in the Broads was completed in 1987. Despite the limited geographical extent of the Broads area, there are approximately 250 listed buildings within it, ranging from windpumps to 

maltings and barns.

l 5.5 It is particularly important that these buildings or their settings are not lost or damaged by demolition or by unsympathetic alteration or extension. Encouragement will be given to proposals that seek to enhance the appearance or setting of a listed building. Statutory protection under the Planning (Listed Building and Conservation Areas) Act 1990 is given to individual buildings or larger groups of dwellings which are of special architectural or historic interest. Where development proposals would affect the character of listed buildings or Conservation Areas the Authority will have regard to Government advice contained in PPG15 on ‘Planning and the Historic Environment’. The protection given by listing extends to certain buildings within the curtilage of listed buildings and not just the buildings themselves. Where appropriate, the Broads Authority will make full use of current legislation to prevent listed buildings becoming derelict. The Broads Plan includes provision for the Broads Authority to grant aid the repair and restoration of buildings of architectural, historic or landscape interest in the Broads, subject to the availability of funds. The Environment Agency will need to be consulted on alterations to listed buildings which are next to, or straddle, principal water courses, main rivers and dykes.

Policy B 3
Building Preservation Notices
Where appropriate, the Broads Authority will make use of Building Preservation Notices to protect buildings which are at risk from unsympathetic alteration or demolition and are of architectural or historic interest, but are not listed.

l 5.6 Some buildings in the Broads which have not been ‘listed’ are still, nevertheless, of significant architectural or historic interest. These buildings may make a particular contribution to the character of the Broads area. The Broads Authority will carefully assess the effect of development proposals on such buildings. 

If necessary, the Authority is able to serve a Building Preservation Notice. This has the effect of protecting a building for a period of six months while the Secretary of State decides whether it is 

worthy of listing.

Policy B 4
Changes of use of windpumps and other historic 



buildings

The change of use of windpumps and other historic buildings which make a significant historical or architectural contribution to the character of the Broads landscape, waterways or built environment will only be permitted if the proposal complies with all the following criteria:

a) the features of historic interest would be conserved and the proposal can be carried out without a significant adverse effect on the internal or external fabric of the building, its character or appearance and without the need for alterations or extensions which would have a significant adverse effect on the setting of the building; and

b) the development would be appropriate to the character and appearance of the Broads landscape, waterways and built environment and would not have any significant adverse effects on wildlife or wildlife habitats; and

c) the development would not have a significant adverse effect on the residential amenities of any adjoining occupiers.

Where appropriate the Authority will require the applicant to provide a structural survey in support of the proposal.

l 5.7 A major problem in conserving historic buildings is finding new uses for buildings which are no longer required for their original function. This is particularly difficult for large structures such as maltings, drainage mills and barns which, because of their size, materials and construction, are of considerable local importance. Where appropriate, local planning authorities have been flexible and have permitted conversion to a variety of new uses, including art galleries, restaurants and housing. The Broads Authority recognises that conservation of these buildings is more likely if economically or socially desirable alternative uses can be found. It is important, however, to ensure that conversion does not destroy the features which make a building worthy of conservation.

l 5.8 Unfortunately, in some cases, conversion has detracted from the character of the buildings affected. Evidence from English Heritage suggests that if essential features such as the original permanent fabric of the walls or roof are destroyed, conversion is damaging and inappropriate. In particular, residential conversion can lead to the loss of such features and will, in many cases, be unacceptable, especially in Grade I or II* listed buildings. The Broads Authority will have regard to this advice when considering conversion proposals. Where residential conversions are acceptable they should comply with Policy H7. Conversions for employment use will be supported if they comply with Policy EMP4.

l 5.9 In the flat marshland landscape, drainage mills or ‘windpumps’ are very distinctive features. Most are derelict brick towers, visible from many miles away, and are particularly dramatic when several are seen together. The greatest concentration is alongside the River Bure between Acle and Great Yarmouth. Impressive numbers are also found in other areas, including the Waveney below St Olaves; the Yare around Reedham; the Thurne and the Ant. The views across Reedham and South Walsham Marshes and in the Horsey area include windpumps as major landmarks.

l 5.10 There were once over 240 windpumps in the Broads but now only 72 survive. Some are derelict while others have been protected, restored or converted to other uses. Not only are the windpumps visually striking, they are a major part of the industrial archaeology of the Broads, dating from the time they were used to drain water from the marshes. In 1980, a survey revealed that, without urgent action, 42 out of the remaining 72 windpumps could eventually disappear unless something was done to stop their decay. The Broads Authority and the Norfolk Windmills Trust initiated work to prevent further decay and to preserve pumps for future restoration. Since the start of the partnership with the Trust, 12 mills have received grants to enable some degree of restoration work, with 18 more being protected by emergency or temporary works to stop further deterioration. Much remains to be done, and the Broads Plan includes the further development of the Authority’s strategy to protect and restore windpumps in the Broads.

l 5.11 Conversion of windpumps to other uses is not generally successful. To date, 18 such conversions have taken place, and the majority have not retained the appearance of the building. Original machinery has been lost and conversion has prevented a fully authentic restoration. The nature of a windpump tower is such that it is very difficult to provide modern standards of accommodation without seriously detracting from the character and appearance of the original structure. While the concept of allowing an alternative use to conserve these buildings is not rejected, it is difficult to achieve sympathetic conversions. In particular, the conversion of windpumps which are, or could be, included in the Broads Authority’s programme for protection and restoration would be inappropriate.

Conservation Areas

Policy B 5
Designation, preservation and enhancement of 



Conservation Areas 

The Broads Authority will designate as Conservation Areas any areas of special architectural or historic interest where it is seen as desirable to preserve or enhance the character or appearance of the area. Reviews will be carried out periodically to consider whether further designation of Conservation Areas is called for. The Authority will establish consistent local standards for these designations and periodically review existing Conservation Areas and their boundaries against those 

standards. The Authority will prepare and review proposals for the preservation and enhancement of each Conservation Area and will initiate appropriate enhancements as resources permit.

Policy B 6
Directions restricting permitted development

Where appropriate, the Authority will make directions to restrict permitted development in order to protect the character and appearance of the Broads landscape, waterways or built environment, particularly in Conservation Areas.

l 5.12 Conservation Areas are defined in legislation as areas ‘of special architectural or historic interest the character or appearance of which it is desirable to preserve or enhance’. Although there are usually listed buildings in a Conservation Area, it is the quality and interest of the area as a whole, including all the buildings, open spaces and trees, which is important. Designation gives additional planning control over the demolition of most buildings and the felling of trees. The Broads Authority has a duty to prepare proposals for the preservation and enhancement of Conservation Areas in the Broads. Many types of permitted development are carried out with no adverse effects on the 

character of the surrounding area. However, some apparently minor alterations, like small household extensions or replacement windows, could have a marked effect on the character of a Conservation Area. The Authority will therefore consider using its powers under Article 4 of the General Permitted Development Order (1995) to require a planning application for specified classes of permitted development when it appears appropriate to do so. This will enable the Authority to pay closer attention to detailed design matters in sensitive locations like Conservation Areas.

l 5.13 There are currently 18 Conservation Areas either wholly or partly in the Broads area. They are:

Beccles*



Loddon and Chedgrave*

Belaugh



Ludham*

Bungay*



Neatishead*

Coltishall and Horstead*
Norwich City Centre*

Ellingham*



Oulton Broad

Geldeston*


Thorpe St Andrew*

Halvergate Marshes

Trowse*

Horning*



Stalham Staithe*

Langley Abbey*


West Somerton

(* Denotes Conservation Area partly within the Broads Authority area)

Existing Conservation Areas are shown on the Proposals Map Insets. It is intended to consider an extension to the Thorpe St Andrew Conservation Area and the Authority will periodically consider the need for further designations within the Broads area as a whole. It would not be appropriate to use the Local Plan to designate new Conservation Areas as there are separate procedures for doing so under different legislation.

Policy B 7
New development in Conservation Areas

Development in Conservation Areas will be permitted if it would preserve or enhance the character or appearance of the Conservation Area.

Policy B 8
Demolition in Conservation Areas

The demolition or partial demolition of buildings and other structures which make a positive contribution to the character or appearance of Conservation Areas will not be permitted.

Where exceptional circumstances justify demolition, consent will not be granted until appropriate plans have been approved by the Authority and contracts for redevelopment have been accepted prior to demolition.

Policy B 9
Alterations in Conservation Areas
Planning permission will be granted for alterations to buildings in Conservation Areas if they would preserve or enhance the character or appearance of the area; this would include the need for a high standard of design and materials.

Policy B 10
Planning applications for sites in sensitive 




locations

Where appropriate, the Authority will require the submission of detailed plans and a full survey of any existing trees in respect of applications for outline planning permission in Conservation Areas, waterside locations and other particularly sensitive locations.

l 5.14 In considering development proposals in Conservation Areas, the Broads Authority must assess whether the development will preserve or enhance the character or appearance of the area. Wherever possible, development should positively enhance the Conservation Area. In Conservation Areas new development needs to respect the scale, grouping and materials of existing buildings. In some cases views into and out of Conservation Areas are important and should be protected. Where appropriate, in a Conservation Area or other sensitive 

location, the Authority will require a fully detailed planning application to be submitted, including detailed plans and drawings, to enable the effects of the proposed development to be adequately evaluated. It will usually be desirable to retain any building which makes a significant contribution to the Conservation Area’s character including buildings which are important to the social or industrial history of the area.

Design

Policy B 11
Design

Development will only be permitted if its scale, form, design, external materials and colour would be appropriate to its setting. New development in the built environment should respect the character and townscape of the area. New development in the countryside should be appropriately located so as to minimise its visual intrusion in the landscape.

l 5.15 Government advice in PPG1 ‘General Policy and Principles’ stresses the need for special attention to be given to design and external appearance of new development in National Parks and other specially protected areas such as the Broads: 

‘Good design should be the aim of all those involved in the 

development process and should be encouraged everywhere ..... Applicants for planning permission should be encouraged to demonstrate how they have taken into account the need for good design in their development proposals .... Particular weight should be given to the impact of development on existing buildings and on the character of areas recognised for their landscape or townscape value, such as National Parks, Areas of Outstanding Natural Beauty and Conservation Areas.’ (Paragraphs 15, 16 and 18)

l 5.16 Design of new development needs to be of a high standard if it is to conserve and enhance the character of the Broads. 

A number of elements are important in the design of new orreplacement buildings. These include:

a) scale and mass in relation to its original form and neighbours;

b) simplicity of design;

c) use of local materials such as thatch, pantiles, brick and 

weatherboarding.

l 5.17 Good design need not repeat the ideas of the past and it is not the Broads Authority’s intention to stifle good quality modern design. Policy B11 applies not only to new buildings, but also to extensions, alterations and other development, for example new roads. The Authority may wish to encourage the replacement of some buildings, especially those which have been built with scant regard to the special character of their setting. Careful attention to the siting of buildings is also important in order to avoid visually intrusive development. Where appropriate, new development should be sited close to existing groups of buildings.

l 5.18 It is not always easy to recognise the special character of the Broads built environment which varies from one area to another. To provide guidance, the Broads Authority has published a series of Design Guides and developers should take account of the advice in them. 

Design Guides so far published cover:

Waterside Homes and Chalets

Boatyards and Boatsheds

Private Boathouses

Agricultural Buildings

Waterside Recreation Areas

l 5.19 The Authority will keep this design advice under review and extend it. Where individual development proposals raise particular issues of design, the Authority will take advice on design issues from consultant architects. It will consider that advice together with its own published Design Guides when determining proposals.

l 5.20 Many Broads boatyards are in prominent waterside locations. They have a key role not only in the Broads economy and in providing services and facilities to visitors but also in shaping the character of the waterside. Boatyards are working environments and the presence of boats and boatyard equipment is part of their character. In many cases, boatyard operators make strenuous efforts to ensure the boatyard is a safe and attractive environment for visitors. In some cases, a clutter of derelict boats and equipment and the poor design and siting of storage areas, diesel tanks, etc, detract from the appearance of the yard and its surroundings, including neighbouring boatyards. Where appropriate, the Broads Authority will liaise with boatyard owners to encourage improvements to the appearance of these yards.

Policy B 12
Private boathouses

Permission will be granted for the development of a boathouse within the curtilage of a dwelling provided that:

a) it would not have a significant adverse effect on wildlife and wildlife habitats, or on the character of the landscape, 

waterways or built environment; and 

b) it would not include the provision of residential accommodation.

l 5.21 Private boathouses are a characteristic type of waterside building in the Broads. They provide shelter for private craft and, where appropriately sited and designed, can enhance the waterside. However, a proliferation of boathouses would be damaging to the character of the area in some locations. Where a significant amount of residential accommodation is included, for example at first floor level, the scale of the boathouse building is increased and its character changed, often detracting from the character of the waterside. The provision of residential accommodation could also result in the creation of a separate dwelling in a location where it would not be permitted by other policies in the Local Plan. This policy will permit new boathouses of acceptable scale and design but will constrain the provision of such residential accommodation. The Broads Authority has published a design guide ‘Private Boathouses’ which should be taken into account and will be of assistance to developers.

Facilities for people with disabilities

Policy B 13
Facilities for people with disabilities

New development or alterations to existing buildings or facilities to which the public will be admitted should be designed to meet the needs of people with disabilities.

l 5.22 Section 76 of the Town and Country Planning Act 1990 requires local planning authorities to bring developers’ attention to the standards of access and other facilities in new buildings which must legally be provided for people with disabilities. These buildings include ones to which the public will be admitted like shops, some types of offices, schools, leisure facilities and public buildings. The Chronically Sick and Disabled Persons Act 1970, the Disabled Persons Act 1981 and Part M of the Building Regulations (1991) also stipulate mandatory access arrangements in new developments. These cover matters such as access into and within buildings, car parking spaces for disabled drivers and other facilities such as toilets.

l 5.23 Designing accessible environments can mean providing for people with sensory as well as physical disability, for example sight and hearing. It may be appropriate for a new scheme to incorporate induction loops, for example, for people with hearing problems or tactile flooring and Braille signing for people with impaired sight. Increasingly, developers are realising that easily accessible buildings also benefit others, including people with children and the elderly.

Archaeology

Policy B 14
Scheduled Ancient Monuments and sites of 



outstanding archaeological importance

Development which would have a significant adverse effect on the integrity or landscape setting of a Scheduled Ancient Monument or a site of outstanding archaeological importance will not be permitted.

Policy B 15
Evaluation of sites
Where development proposals are on sites which appear to raise archaeological issues, the Authority will, in consultation with the appropriate County Archaeological Officer, require an evaluation of the site to determine its archaeological significance so that informed and reasonable planning decisions can be taken.

Policy B 16
Other sites of archaeological importance
Where proposed development would affect a site of archaeological importance where there is no justifiable case for preservation of remains, before granting planning permission the Authority will seek a planning obligation from the developer, as appropriate, to:

a) agree the scope of on-site survey, excavation, recording and evaluation of finds; and

b) publicise the archaeological interest in the site and provide public access to any remains preserved in situ; and

c) provide appropriate interpretation of remains or landscapes; and

d) record, analyse and display artefacts removed from the development site and determine the ownership of such artefacts.

Policy B 17
Discoveries during development

Where archaeological remains are discovered during the development the Authority will, in consultation with the appropriate County Archaeological Officer, seek to reach an agreement with the developer to enable the remains to be evaluated, recorded and/or safeguarded.

l 5.24 There are a number of archaeological sites and Scheduled Ancient Monuments in the Broads. In some cases the monuments are intact, for example Potter Heigham Bridge. In other cases there are substantial remains such as St Benet’s Abbey, or the Roman fort at Burgh Castle. More often however, remains which are visible above ground only consist of a few remnants. The Authority will normally wish to preserve and enhance all archaeological sites, their settings and visible remains, if they have a national importance, or if there is a particular local significance.

l 5.25 Archaeological remains are seen by the Government as finite, non-renewable resources. They help us understand our heritage and so have an important role in education, leisure and tourism. There are many archaeological remains of national importance but few have been given special protection as ‘Scheduled Ancient Monuments’ by the Secretary of State for National Heritage. Overall, Scheduled Ancient Monuments 

represent a very small proportion of all known archaeological remains and the Authority will consult the appropriate Norfolk or Suffolk County Archaeological Officer on how to evaluate the importance of remains which are either known about now, or which are discovered in the future to ensure remains are not needlessly destroyed.

l 5.26 In accordance with Government advice contained in PPG16 on ‘Archaeology and Planning’, the Authority’s policies towards archaeology will not allow development to take place if it would damage Scheduled Ancient Monuments as these are among the most important remains in the country. With regard to other sites and remains the Authority will, in consultation with the appropriate County Archaeological Officer, determine what level of site investigation, protection and recording of remains would be appropriate before a proposed development may take place. In cases where development can take place and still preserve important archaeological remains in situ, planning permission will be subject to an effective management plan ensuring the continued protection of remains after development.

l 5.27 The Local Plan’s policies towards archaeology explain the relevant requirements. The Proposals Map identifies Scheduled Ancient Monuments as known constraints to development. Where it appears that proposals may affect archaeological remains or artefacts, the details of the scheme will be considered in consultation with the appropriate County Archaeological Officer before the Authority determines the planning application. In some cases, planning obligations may be sought from developers to ensure the recommendations of the County Archaeological Officer are carried out: in these cases planning permission will only be granted with these additional assurances.

Advertisements

Policy B 18
Amenity and public safety of advertisements

Consent will be granted for the display of advertisements provided they would not have a significant adverse effect on the visual amenities of the Broads area or prejudice public safety on land or water.

l 5.28 Some types of advertisement are exempted from detailed control and other specific categories qualify for what is called ‘deemed consent’, provided they conform to stated conditions and limitations for each category. Others require express consent under the Town and Country Planning (Control of Advertisements) Regulations 1992 (as amended in 1994). In Areas of Special Control, such as the Broads, stricter controls 

usually apply to the display of advertisements which do not require the Authority's express consent. Because of the necessity of preserving or enhancing the appearance of the Broads, applications for express consent will also be closely scrutinised to ensure the proposals do not compromise the aims of the area's special designation. An official explanatory booklet entitled ‘Outdoor Advertisements and Signs - A Guide for Advertisers’ can be obtained free from the Authority.

l 5.29 The Broads Authority will also seek to ensure that ‘street furniture’ (such as seats, bins, lamp columns, telegraph poles, etc) is kept to a minimum, is well-designed and that unsightly street furniture is removed. In appropriate locations however, well sited and designed signposting can be particularly useful for visitors. The Authority will seek the removal of unsightly overhead power and  telecommunication lines, and will resist the erection of new lines where they would be unsightly. (See Paragraph 2.37).

Minor Works
l 5.30 Minor works carried out by Local Authorities or other statutory bodies are often small-scale but can cumulatively affect the character of the Broads area. Close liaison with the appropriate authorities will often result in relatively minor amendments to design or siting but can achieve a significant improvement to the appearance of a scheme. The Broads Authority will therefore liaise with the County Councils, the Environment Agency and other authorities, to minimise the impact on the Broads settlements and landscape of minor drainage works, outfalls, minor road improvements and other minor works.

6 Tourism and recreation

This chapter contains policies towards development for tourism and recreation uses. It stresses the importance of tourism in the local economy and the need to ensure that development does not result in significant damage to the environment which visitors and local residents enjoy. Policies allow for the creation of new temporary moorings and other appropriate facilities, as well as examining the creation of new waterspace. While large-scale development of holiday accommodation or tourist facilities is considered to be inappropriate in the Broads, policies do allow for appropriate smaller-scale schemes such as new or upgraded holiday accommodation on existing sites. Proposals for development related to conservation and public enjoyment of the Broads are to be given favourable consideration and the needs of specific activities, including sailing, angling and horse riding are addressed. A new information and interpretation centre is proposed at Potter Heigham. The policies in this chapter should not be read in isolation but in the context of strategic planning policies for the Broads (see page 21) as well as other relevant policies of the Local Plan.

Introduction

l 6.1 The Broads, like other nationally protected areas, is a place where people come to relax and enjoy themselves. They come to sail or cruise on the miles of safe, unfettered waterways; to walk across remote low-lying grazing marsh, or to observe the wealth of wildlife to be found in this nationally important wetland. The Broads Authority has a specific statutory duty to promote public enjoyment of the Broads and to protect the interests of navigation. Indeed an important reason for conserving and enhancing the Broads is to enable people to experience and enjoy it. It is estimated that more than 1 million people visit the Broads each year. It is vital to ensure that these visitors do not cause significant damage to the environment they come to enjoy.

l 6.2 The Broads Plan has a wide range of policies for promoting people’s enjoyment of the Broads, for managing visitor pressures and encouraging enjoyment based on the area’s distinctive beauty, culture, traditions, history and wildlife. This Local Plan includes policies for dealing with development related to recreation and tourism uses. As a general principle, policies encourage and facilitate small-scale development, which helps to promote the appropriate enjoyment of the Broads by the public while also helping to sustain the rural economy. On the other hand, inappropriate and large-scale recreation or tourist facilities which would detract from the Broads environment will be resisted. This approach is consistent with strategic planning policies and with the Government’s Planning Policy Guidance on Tourism (PPG21) which stresses the need for tourism development to respect the quality of the landscape and environment, particularly in specially designated areas such as National Parks and the Broads. PPG21 states: ‘The fact that a development is intended to meet tourist needs does not mean that policies to protect designated areas do not apply or that they may be applied less rigorously. Most tourist needs for accommodation, shopping and catering can be met outside these areas or by provision that already exists within them. Where a genuine need for new provision cannot be met elsewhere, environmental effects will be a major consideration; 

proposed developments will be required to respond sensitively to the local environment and to demonstrate particularly high standards of design. Development in the interests of the local economy, including tourism, or for other reasons should respect the purposes of designation.’ (Paragraph 5.13)

The Local Plan’s approach is also compatible with the Government’s advice regarding the principle of sustainable development.

l 6.3 The main attraction for people coming to the Broads is the water, whether they actually get afloat or simply enjoy watching activities on the water. In 1993 the hire boat industry included approximately 1,550 hire motor cruisers, 320 day launches, 97 auxiliary yachts and 278 sailing craft. The sailing craft are nearly all small sailing dinghies which are available for hire as tenders to hire cruisers and auxiliary yachts. There are also larger passenger craft which give over 155,000 people the chance to experience the Broads from the water. The hire industry, along with boatbuilding 

////////////////////

l 6.4 Many people visiting the Broads do not stay on boats or houseboats but in land-based accommodation, including caravan and chalet sites or permanent accommodation. Some of this type of holiday-related development can create a demand for facilities, particularly moorings and other waterside development. As well as accommodation, there are also a number of established tourist attractions either within the Broads or on the fringes, for example at Reedham, Hoveton and Fleggburgh. Information on a wide range of activities is available at the Broads Information Centres listed in Chapter 7 of the Broads Plan.

l 6.5 Local Plan policies need to take account of trends in the holiday industry and the types of development pressures likely to result. As a general rule, if people have more leisure time, levels of tourism activity are likely to increase. The Broads is also becoming more accessible as East Anglia’s roads are improved, and the region has experienced considerable economic growth. These two factors could put greater pressure on the Broads for holidays and recreation and there will be a need for some restraint on related development to protect the special character of the area. On the other hand, while leisure time may increase, the holiday industry is operating in an increasingly competitive climate. The East Anglia Tourist Board’s (EATB) document ‘A Tourism Policy for East Anglia’ (1994) notes some of the difficulties facing the 

industry. In particular, trends in the industry have been strongly linked to national economic performance and the recent recession has had a significant impact. Long holidays have been particularly affected by foreign competition. Some sectors have continued to grow, including self-catering and business tourism, overseas visitors and day trips. Future trends are also expected to be linked to economic recovery and the EATB document is cautious about the future, forecasting modest growth to 1997.

l 6.6 In this context the Local Plan does allow appropriate development which promotes and enhances people’s enjoyment of the area in a manner which is compatible with conservation and other objectives.

Boat moorings

l 6.7 There is a wide range of existing mooring provision in the Broads, with four main types of mooring:

a) Permanent moorings for private craft. These moorings may be individual or grouped at marinas;

b) Temporary (or 24 hour) moorings. These are used by visiting private or hire craft for short stay mooring, (usually up to 24 hours);

c) Moorings at boatyards. These are used by a boatyard’s own hire craft or, when they are absent, by craft from elsewhere in the Broads system;

d) Sailing club moorings for yachts, dinghies, etc.

l 6.8 As one part of the strategy to help control bank erosion, 

the Broads Plan discourages a growth of motor boating activities on the Broads. The Local Plan therefore includes policies which strictly control development of new moorings. Circumstances when new moorings may be allowed include off-river mooring basins, replacing riverside moorings and, where appropriate, moorings associated with homes. Policies C4 and C5 control development leading to increased motor craft, including moorings and are included in Chapter 2 on ‘Conservation of Landscape and Wildlife’. Policy C6 restricts development which would increase boating in the Upper Thurne and Trinity Broads areas.

Policy TR 1
Temporary moorings for visitors
The development of temporary moorings for visitors will be permitted within riverside settlements provided that their scale and design are appropriate to their location. The development of such moorings outside settlements will be permitted where:

a) they would not have a significant adverse effect on the Broads landscape; and

b) they would not obstruct navigation or lead to hazardous boat movements; and

c) the moorings and their use would not have a significant adverse effect on wildlife or wildlife habitats; and

d) they are well located to serve the needs of boat users.

l 6.9 Visitors on boats need temporary moorings to help them enjoy their stay, either visiting riverside villages, taking a walk, or exploring a windpump or nature reserve. Boats using these moorings have a base elsewhere so that temporary moorings do not encourage more motor craft on the Broads. There is a good network of visitor moorings provided by the Broads Authority and by others, for example at public houses, but there is still scope for improvements to the network. In particular, moorings in Great Yarmouth and Norwich need to be improved. In general, new visitor moorings will be best located in riverside villages and towns, but where appropriate, there may be potential for new moorings in secluded areas of countryside to give people a chance to enjoy quieter, more remote stretches. A good example of this is the Authority’s moorings at Cockshoot Dyke, Woodbastwick. New moorings must not be allowed to damage sensitive riverbanks, to disturb wildlife habitats, or to lead to pressure for inappropriate development on associated land. The Broads Plan provides a framework for developing the visitor mooring network.

Development affecting the waterways

Policy TR 2
Development impinging on the waterways

Development which would adversely affect navigation by

impinging on or otherwise obstructing the Broads waterways will not be permitted.

Policy TR 3
Development leading to hazardous boat movements

Development which would lead to boat movements resulting 

in a hazard to navigation will not be permitted.

l 6.10 Consistent with the objective of protecting and conserving the Broads landscape, waterways and wildlife, the Broads Authority wishes to encourage boating use of the waterways. Extending buildings over the navigable waterways is generally inappropriate and the construction of jetties or walkways into the water can adversely affect navigation. The justification for the development and its effects will be carefully assessed in each case. Exceptions may be considered, for example to facilitate the 

development of a riverside walk within a village or town.

Policy TR 4
New bridges
The Authority will object to the construction of any new or replacement bridges over the Broads waterways where it would result in a significant adverse effect on the Broads navigation, enjoyment of the waterways, wildlife or wildlife habitats or the character of the Broads landscape. In considering proposed new or replacement bridges, the Authority will have regard to the benefits of the proposal and to the effects of the scheme on those who live or work in the area.

Policy TR 5
Design of new bridges
Where a new or replacement bridge is to be constructed, the Authority will seek to ensure that all the following criteria are met:

a) temporary moorings would be provided on both sides of the bridge and on both banks, to allow sailing craft to lower and raise their masts and sails; and

b) sufficient width and clearance under the bridge would be provided to meet the reasonable requirements of navigation by Broads craft as determined by the Broads Authority; and

c) the bridge should have a quality of design and materials which would, as far as possible, enhance the appearance of the riverside, and would not have a significant adverse effect on the landscape; and

d) there would be no other significant adverse environmental effects.

l 6.11 There are many existing bridges over the Broads waterways. A number of new or replacement bridges have been constructed in recent years, for example Breydon Bridge at Great Yarmouth and the Postwick Viaduct (for the Norwich Southern bypass). In recent years others have been proposed, for example at Wroxham (Wroxham and Hoveton bypass). In view of the national importance of the Broads, it is likely that relatively few bridges associated with major new road schemes running through the area will be justified. Local Plan policies on Transportation and Communications deal with this issue in Chapter 8. However, the development of a small number of major new bridges during the next 10 years may be unavoidable. Policies TR4 and TR5 provide a framework for dealing with bridge proposals.

l 6.12 A major new bridge in the Broads can have substantial impacts. In the flat wetland landscape a new bridge can be particularly prominent. It can also cause physical disruption to the riverside, as well as placing further restrictions on navigation. 

The Broads Authority is aware of the wider benefits which road schemes, including bridges, can bring to villages, for example at Potter Heigham and Beccles. These benefits, together with any significant adverse impacts on the Broads area, should be fully evaluated in an Environmental Assessment. Paragraphs 2.62 and 2.63 and Appendix 6 deal with this issue further. Where a new bridge is acceptable in principle, careful attention to scale, materials and design will be essential to reduce any adverse impact, and to enhance its setting as far as possible. In the Broads, particular attention must be given to the appearance of a new bridge from the river and riverside. The Authority will also take account of the design and impact which proposals for 

replacement bridges could have. Where planning permission is not required for such development (for example if it forms part of an improvement to an existing road) the Authority will seek to ensure that these considerations are fully taken into account. Early consideration of design issues is essential to ensure they are not predetermined by other issues, including economic considerations. Where practicable, the use of lifting bridges can be considered, as at Mutford Bridge, Oulton Broad.

Water recreation facilities

Policy TR 6
Development for water recreation

Development associated with sailing, rowing, canoeing and windsurfing will be permitted provided that:

a) it would not have a significant adverse effect on the Broads landscape; and

b) it would not obstruct navigation or lead to hazardous boat movements; and

c) the development or its use would not have a significant adverse effect on wildlife or wildlife habitats.

l 6.13 Enjoyment of the Broads waterways which does no lasting damage to the environment is encouraged by the Broads Authority. This is considered in detail in the Broads Plan which, in particular, includes support for sailing, rowing and canoeing. However, while the Authority is sympathetic to such traditional uses of the Broads, careful consideration is needed of proposals for associated facilities such as moorings, race starting facilities, slipways, boat storage areas, clubhouses and car parking. In many places, such facilities would be inappropriate, particularly in the open countryside. Because of their particular sensitivity, no development leading to any increase in craft is to be permitted in the Upper Thurne and Trinity Broads areas (see Policy C6). Under Policy TC8 careful consideration will also be needed of the access and traffic generation implications of proposed developments.

Policy TR 7
New slipways
The development of new slipways will be permitted where:

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; and

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

c) the development or its use would not have a significant adverse effect on wildlife or wildlife habitats.

Where appropriate, the Authority may seek a planning obligation from the developer to ensure the proper management of the slipway and to regulate its use.

l 6.14 There is a large number of slipways in the Broads, including slipways in boatyards, privately owned slipways and others which may be available for public use, including parish slipways. In some cases, slipways have fallen into disuse or disrepair and this policy also applies to their re-instatement where planning permission is required. Slipways are valuable facilities for boat owners. However, the establishment of new slipways can generate substantial traffic flows on unsuitable roads and lead to car parking and storage of boats and equipment in sensitive riverside 

locations. A proliferation of new slipways could also encourage a significant growth in motor craft on the Broads, contrary to Policy C5, and there will be a need to balance the benefits of providing a facility for small craft with the generation of additional motor craft. The policy will allow new slipways in appropriate locations provided the proposal meets certain criteria. The operation of this policy will require careful monitoring.

Extending the waterspace

Policy TR 8
Extending the waterspace

Proposals to extend navigable waterspace, to create new water areas, and provide bypass channels will be permitted provided that they do not have a significant adverse effect on the Broads landscape, wildlife and wildlife habitats.

Major proposals will be subject to an Environmental Assessment, together with an assessment of the recreational and navigation benefits.

l 6.15 Within the Broads area there are approximately 200 kilometres (125 miles) of navigable waterways. There are 40 individual broads but not all are open to general public navigation. Some broads have limited use for sailing, fishing and small craft. Many of the broads not currently open to public navigation are of great nature conservation value, which may constrain their potential for public use. Some are not connected to the river system and therefore are not accessible to river craft. Increasing waterspace for navigation by creating new broads or waterways is one way of enhancing public enjoyment of the Broads and may also help reduce congestion and overcrowding in some parts of the Broads. Rowing, canoeing and windsurfing, for example, are not always compatible with other uses of the waterways and could benefit from new waterspace. While there have been numerous suggestions for increasing waterspace each will require careful assessment within the framework of this policy.

l 6.16 One way of creating new waterspace would be through gravel extraction in low lying areas, with subsequent restoration including the creation of new waterspace for boating activities. This process is taking place at Whitlingham, Trowse and Thorpe St Andrew where three new broads will be created during the period up to 2006, leading to extensive opportunities for water and land-based recreation and for nature conservation. However, gravel extraction proposals require extremely careful assessment of their impacts on the landscape and on areas of wildlife interest, of road access and of problems of visual, noise and other disturbance to residents and surrounding uses. Gravel extraction could also affect areas of archaeological importance. As a result, the potential for creating new waterspace through gravel working should not be overstated. Paragraphs 2.45 - 2.52 explain the role of the County Councils as mineral planning authorities and set out how the Authority will respond when consulted on applications for mineral workings.

l 6.17 New waterspace could also result from the flooding of marshes or other low lying land to create washlands or by excavating new dykes or bypass channels to resolve problems of congestion and overcrowding. In each case, a careful assessment would be required of the impacts on wildlife and landscape as well as the navigational benefits. In many locations, proposals to create new waterspace will be unacceptable on landscape or conservation grounds or would be damaging to the amenity of local communities. They would also generate demands for associated built development in remote and unsuitable locations. As a result, they will need to be assessed in the context of the other policies of the Local Plan, including Policies C1 and C14.

Visitor accommodation

l 6.18 Accommodation for many visitors to the Broads is on hire cruisers, while a lot of land-based visitor accommodation is close to, but outside, the Broads boundaries. This is particularly true in the Great Yarmouth area. Nevertheless there is a significant amount of accommodation within the Broads. It includes:

a) sites for static and touring caravans, for example at Burgh Castle and Oulton Broad;

b) sites for houseboats, for example at Stalham, Horning and Hickling;

c) permanent buildings used as holiday accommodation, including recent developments in boatyards at Horning and Wroxham.

l 6.19 In addition there are a number of hotels within the Broads area and some public houses provide accommodation. There is also a large number of individually owned waterside chalets which are generally used for holiday purposes, for example at Potter Heigham, Brundall and Oulton Broad.

l 6.20 Unfortunately the quality of holiday accommodation and facilities available on some sites within the Broads is poor, and some development has had a damaging effect on the Broads landscape and built environment. It would be inappropriate for the Local Plan to make specific provision for large-scale new holiday accommodation in the Broads area for a number of reasons:

a) it would contravene Government advice that large-scale development is generally inappropriate in the Broads (PPG7 ‘The Countryside-Environmental Quality and Economic and Social Development’);

b) it may attract more visitors and generate more motor craft on the waterways, although development outside the boundaries of the Broads area could have a similar effect;

c) major new holiday development would also be damaging to the Broads landscape and built environment, particularly in sensitive waterside locations;

d) the boundaries of the Broads area have been tightly drawn, excluding many of the villages and towns where such development could be considered appropriate.

l 6.21 A limited amount of smaller-scale development for holiday accommodation may be acceptable in carefully selected locations, provided that the site is closely associated with existing development, is not in open countryside, the scale is appropriate to the location and the design is not damaging to the character and appearance of the landscape and built environment. The policies of the Local Plan also generally support upgrading and improving existing holiday accommodation in the Broads as an alternative to development in new locations.

Policy TR 9
Conversion of large houses to holiday 




accommodation

The conversion of a large house to holiday accommodation, including an hotel or guest house, will be permitted if all of the following criteria are met:

a) the development would not have a significant adverse effect on the setting, structure or character of a building of  architectural or historic interest; and

b) the development can be carried out without a significant adverse effect on the character of the building by extensive alterations, extensions or replacement of the structure, and without a significant adverse effect on the setting of the building by the erection of outbuildings; and

c) the development would not lead to an over-intensive use of the property or have a significant adverse effect on the residential amenities of any adjoining occupiers.

Policy TR 10
Use of farm houses for holiday accommodation 
The use of part of a farm house or other agricultural dwelling for holiday accommodation, including bed and breakfast or a guest house, will be permitted if all the following criteria are met:

a) the proposal would not conflict with any restrictions on the occupation of agricultural dwellings; and

b) the proposal would not prejudice the agricultural operations of the farm; and 

c) the proposal would not have a significant adverse effect on the character of the area or the residential amenities of any adjoining occupiers.

l 6.22 Converting large houses to holiday accommodation can be a viable use for buildings which are no longer appropriate as single dwellings. In some locations, large houses and their gardens are an important and valued part of the character of the Broads, for example at Beech Road, Wroxham. Careful consideration will need to be given to the effect of conversion and associated requirements, such as car parking, on the building and on its surroundings. The effect of traffic generation on the local road network will also need to be assessed.

l 6.23 The use of part of a farm house or other dwelling as a guest house can also provide useful holiday accommodation. However, the change of use of entire farm houses could jeopardise the operation of farm holdings and generate pressures for additional dwellings for agricultural purposes in the countryside. Policy EMP7 deals with proposals for agricultural diversification.

l 6.24 Proposed development must comply with other relevant policies in the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring properties. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings.

Policy TR 11
New holiday accommodation outside the 



development boundaries

The development of new dwellings for holiday accommodation outside the development boundaries as defined on the Proposals Map will only be permitted if the proposal meets all the following criteria:

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

b) the development is for a single dwelling or a small group; and 

c) the development would not have a significant adverse effect on open space of amenity value in accordance with Policy C12; and

d) the development would not have a significant adverse effect on wildlife habitats or the character of the built environment, the countryside or the waterways; and

e) there would be no significant adverse effect on the residential amenity of adjoining occupiers.

l 6.25 Holiday accommodation designed for permanent rather than seasonal occupation makes similar demands on local services and facilities as ordinary housing. Holiday accommodation inside development boundaries is dealt with under Policy H1 and conversions are dealt with under Policy H12. Policy TR11 deals with development outside development boundaries. Within the Broads area, substantial holiday chalet development has taken place at a number of locations outside villages. This policy is intended to make provision for small-scale developments, 

providing visitor accommodation in a single unit or a small group in locations where the development is not damaging. A small group is usually up to four units. Exceptionally, more than four units may be acceptable, for example where a larger number of holiday dwellings is being replaced or the development is part of a scheme which results in a very significant environmental enhancement of the site and its surroundings. In each case, careful consideration will be required to ensure that the scale and design of development is appropriate to its surroundings and is not damaging to the landscape. small-scale development of this type could also be acceptable when grouped around existing hotel buildings. The development of a small element of holiday 

accommodation may also assist the viability of a boatyard. Development of this type at a boatyard should involve a subsidiary part of the boatyard and should not detract from the operation of the boatyard or facilities for visitors. It is important to ensure that the site is large enough to enable the boatyard operation to continue and to avoid conflict with surrounding uses. Such proposals are best considered as part of a comprehensive scheme for the boatyard. In addition to the criteria in this policy, development proposals will need to be considered with other policies, for example Policy TC8 (highway requirements) and Policy INF1 (flooding).

Policy TR 12
Holiday occupancy
Where residential development for holiday occupation is to be permitted but is unsuitable for permanent occupation, the Authority will seek to restrict occupation to holiday use only.

l 6.26 Under Policy TR11 the development of holiday accommodation may be permitted in locations where residential development would be inappropriate. This will help to promote public enjoyment of the Broads by allowing a limited amount of tourist related development in a manner which is not damaging to the Broads environment and which helps to maintain the viability of the local economy, including boatyards. As a result, development may take place in locations unsuited to permanent occupation due, for example, to risk of winter flooding or lack of services. Some holiday accommodation may also be unsuited to permanent occupancy because of its size, specification, or lack of curtilage. Where appropriate, the Broads Authority will use Policy TR12 to restrict the use of this accommodation to holiday occupancy only. This will be achieved by means of a planning obligation or a planning condition. Attention will be required to the need for adequate provision for foul drainage under Policy INF7.

Policy TR 13
Chalet parks and static caravan parks
The development of new holiday chalet parks and static caravan parks will not be permitted. The extension of existing parks will be permitted provided that the proposal is for a small extension and forms part of a comprehensive scheme to enhance the site as a whole, including reducing its visual impact on the Broads.

l 6.27 There is a number of established static caravan sites within the Broads and others are located immediately adjacent to it. While there have been improvements in the layout of some sites in recent years, this form of development is generally intrusive and cannot normally be well integrated in the Broads landscape. Static caravan sites make similar demands on local services to those made by permanent housing. Although they provide residential or holiday accommodation, static caravan sites within or on the fringes of Broads villages generally detract from the character of the built environment. In exceptional circumstances, a small extension to an existing site may be permitted where appropriate, but only where it forms part of a comprehensive scheme to enhance the site as a whole, and subject to the policies of the Local Plan. In particular, careful attention will be required to road access requirements and traffic generation (Policy TC8).

Policy TR 14
Touring caravan and camping sites
The development of new small-scale touring caravan and 

camping sites and small extensions to existing sites will only be permitted if all the following criteria are met:

a) the site is not within the coastal zone; and

b) the development would not have a significant adverse effect on the character of the Broads landscape, wildlife habitats, 

or the character of the built environment or waterways; and

c) associated buildings and facilities are modest in scale and they would minimise their visual intrusion by appropriate siting, design, external materials and colour; and

d) a comprehensive landscaping scheme is submitted as part of the proposals; and

e) there would be no significant adverse effect on the residential amenity of adjoining occupiers.

l 6.28 Touring caravans and camping sites offer many people an affordable way to enjoy a holiday in the Broads. However, large sites are difficult to integrate into the landscape and will generally not be appropriate. A range of permanent buildings is required to accommodate washrooms and other facilities, which can be prominent in the countryside. While smaller sites can be more acceptable, each case will need careful scrutiny against the policy criteria having particular regard to the visual impact of the development, including views from the river. Careful consideration of associated landscaping will be required. Policy C19 of this Local Plan defines the coastal zone. Where new caravan sites are acceptable, the Authority will also encourage the provision of appropriate facilities for camping so people can enjoy the countryside in this inexpensive way. Careful attention to road access requirements and traffic generation will be required (Policy TC8) and to the need for adequate foul drainage (Policy INF7). Planning permission is not needed for caravan sites in certain circumstances, nor for camping by certain recreational 

organisations identified under Section 269 of the Public Health Act 1936. However, the Broads Authority is consulted on such schemes and will expect careful consideration to be given to its views.

Policy TR 15
Upgrading existing holiday accommodation and 


holiday sites

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.

l 6.29 While the Broads is not the place for widespread new holiday accommodation, there is scope for substantially improving and enhancing some existing sites. Extensive published advice is available to guide improvements to the layout, landscaping and general appearance of caravan sites, including the English Tourist Board’s ‘Caravanscape’ publication. The Broads Authority will provide further advice regarding specific sites. While modest buildings to provide basic facilities such as washrooms and toilets will be considered, a proliferation of new buildings on caravan and chalet parks would be intrusive in the countryside and will be resisted.

Policy TR 16
Extensions to holiday chalets
Where extensions are proposed to holiday chalets, the Authority will, where appropriate, seek an improvement to the building as a whole. Extensions should result in a chalet not exceeding a plot ratio of 0.7:1 and occupying no more than 70% of the plot frontage.

l 6.30 Small holiday chalets are common in the Broads area. Extensions to existing chalets may be permitted and can provide an opportunity to improve the appearance of the building as a whole. However it is important to retain adequate space around the building and ‘over-development’ should be avoided. Policy B11 (Design) will be particularly relevant.

Policy TR 17
Retaining existing sites in holiday use
The Authority will encourage the retention in holiday use of sites which make a significant contribution to holiday accommodation in the Broads. The change of use of such sites to residential or other uses will only be permitted if it would result in very significant benefits to the Broads area, including enhancing the form and character of the landscape, waterways or built environment.

l 6.31 Holiday accommodation sites have an important role in tourism in the Broads. They contribute to the stock of holiday accommodation, and often give people the chance for a holiday near the waterside. Some sites were developed in the 1960s or earlier and have suffered from a lack of investment so that accommodation and facilities are poor. This can lead to pressures for redevelopment, often for residential purposes. The Norfolk Structure Plan encourages these sites to be retained for holiday 

accommodation and for the standards of accommodation to be improved. Upgrading such sites will help contain and discourage pressure for major new sites elsewhere in the Broads. However, the policy allows change of use to be considered where there are very significant benefits to the Broads area, for example, substantial improvements to the character and appearance of the built environment which benefit the local community.

Leisure plots

Policy TR 18
Leisure plots

a) The development of further leisure plots in the Broads will not be permitted;

b) development on existing leisure plots will be permitted where it would not have a significant adverse effect on the character of the Broads landscape, having regard to the desirability of preserving the natural appearance of the waterside;

c) where appropriate, the Authority will make use of Article 4 directions to control the erection of fences used to demarcate existing leisure plots.

l 6.32 The term ‘leisure plots’ describes plots resulting from the sub-division of land and its use for leisure purposes. In some cases this has been undertake6.32 The term ‘leisure plots’ describes plots resulting from the sub-division of land and its use for leisure purposes. In some cases this has been undertaken without planning permission. In the Broads, leisure plots are often in waterside locations and the term ‘mooring plots’ is also used. Owners of leisure plots often place sheds, summerhouses or caravans on their land, and demarcate the plot by erecting fencing and create the appearance of a garden. Boat moorings are often associated with plot development. Space is also needed for car parking and material may be tipped to raise ground levels in wet areas. Although leisure plots are enjoyed by their owners, they create a suburban appearance on the waterside. They can also be damaging to areas of wildlife importance and they detract from the character and appearance of sensitive parts of the Broads landscape.

l 6.33 Where plots have existed for less than 10 years, the Authority will, where appropriate, consider enforcement action to secure their removal, subject to an investigation of site history. The policy allows for the minimum of development to maintain, as far as possible, the open character of the waterside while having regard to the needs of the plot owners. Policies for specific sites are included in later sections of the Local Plan. The erection of fences associated with plots can be particularly intrusive and may not normally require planning permission. Where appropriate, the Authority will consider the use of an Article 4 direction to bring such fences within planning controls.

Visitor facilities

Policy TR 19
Visitor facilities and entertainments

Small-scale visitor facilities, particularly those related to environmental education and conservation, will be permitted provided all the following criteria are met:

a) the development would not result in a scale and concentration of similar uses in the vicinity which would be likely to have a significant adverse effect on the ecological and landscape qualities of the area; and

b) the siting, design, external materials and colour of any new buildings would be appropriate to the character and appearance of the Broads landscape, waterways or built environment; and

c) any resulting visitor activity would not have a significant adverse effect on wildlife or wildlife habitats; and

d) the development would not have a significant adverse effect on the residential amenities of any adjoining occupiers.

Amusement arcades, funfairs or other entertainment facilities likely to generate a level of traffic or visitor activity incompatible with the above criteria will not be permitted in the Broads area.

l 6.34 Government advice emphasises that major development will be inappropriate in the National Parks and the Broads, except in the most exceptional circumstances. Advice from the Countryside Commission and the English Tourist Board also stresses that, while some facilities will help visitors’ enjoyment, all tourist development must respect the landscape and environment and be of a scale appropriate to its setting.

l 6.35 The policies of the Local Plan are consistent with this advice. Small-scale visitor facilities will often be acceptable. They may be linked to conservation and quiet enjoyment in the Broads, which the Authority promotes in the policies of the Broads Plan. This may include, for example, a bird hide, a wherry operation or a small Broads related museum. Facilities could also include shower blocks and toilets for water-borne visitors, for example. 

In each case, particular care will be needed over scale, siting and design to avoid intrusive development. A proliferation of bird hides, for example, however good their design, would detract from the landscape which visitors seek to enjoy.

l 6.36 large-scale facilities and urban complexes are difficult to integrate into the Broads landscape or built environment and are likely to be incompatible with the enjoyment of other recreational activities on the Broads. They would also be likely to lead to intensive traffic movements on unsuitable rural roads and would therefore be better located in urban areas adjacent to the Broads. large-scale tourist attractions would also be likely to lead to increased boat movements heavily concentrated in a small area, while smaller-scale visitor facilities are unlikely to do so.

l 6.37 When considering proposals for visitor facilities, careful attention should be given to likely future requirements for expansion or diversification. In many locations, while a small-scale facility may be acceptable, expansion will be inappropriate. Proposed developments must comply with other relevant policies in the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8).

Policy TR 20
Information and interpretive centres
The development of new information centres will only be 

permitted if all the following criteria are met:

a) if permitted, the development would not result in a scale and concentration of similar uses in the vicinity which would be 

likely to have a significant adverse effect on the ecological and landscape qualities of the area; and

b) the location is within a development boundary as defined on a Proposals Map Inset, or is adjacent to existing development outside a development boundary, unless there is a special justification for a location in the countryside; and

c) the centre is required for information or educational purposes related to the Broads environment; and

d) access is provided for visitors, by water where appropriate; and

e) the development would not have a significant adverse effect on the landscape, on wildlife habitats or on the residential amenities of adjacent occupiers.

Where practicable, new information centres should be accommodated in existing buildings.

l 6.38 During the last 10 years, a small number of Broads Authority Information Centres have been established in the Broads area. They are at Ranworth Staithe, Hoveton, Beccles and Great Yarmouth (North-West Tower). In 1996 a temporary Broads Authority Information Centre opened at Potter Heigham Bridge. The Authority has also grant aided the Norfolk Wildlife Trust centres at Hickling and Ranworth and the Suffolk Wildlife Trust centre at Carlton Colville. Each of these centres provides information to visitors, together with interpretation of the Broads landscape, wildlife and environmental issues. The Authority’s policy is to develop a small number of such centres at key locations. 

A permanent Broads Authority centre is proposed at Potter Heigham Bridge and Policy PHB6 on page 209 sets out further details. A centre at Oulton Broad is also being considered but the precise siting and design of it is not yet known and it may be located within the Waveney Local Plan area. Paragraph 48.13 refers to this. In both cases the developments will help to enhance and upgrade part of the Broads built environment. Policy TR20 provides a framework for assessing proposed new centres. 

The Broads Authority is concerned to prevent a proliferation of 

information centres in the Broads, particularly those unrelated to the Broads environment, and to avoid new centres in the open countryside. In exceptional circumstances, a small centre in a more remote location (such as a nature reserve) may be permitted, subject to very careful siting and detailed design to minimise the intrusiveness of the proposal.

l 6.39 Proposed developments must comply with other relevant policies in the Local Plan, and also have particular regard to minimising visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8) and the need for facilities for people with disabilities (Policy B13). Where possible, information and interpretive centres should also be accessible by public transport.

Recreational facilities

Policy TR 21
Local recreational facilities

New recreational facilities for local residents or visitors will be permitted provided the proposal complies with all the following criteria:

a) if permitted, the development would not result in a scale and concentration of similar uses in the vicinity which would have a significant adverse effect on the ecological and landscape qualities of the area; and

b) it would not have a significant adverse effect on open space of recreational or amenity value in accordance with Policy C12 of the Local Plan; and

c) it would not have a significant adverse effect on the landscape, on wildlife habitats or on the residential amenities of adjacent occupiers.

Policy TR 22
Golf courses
The development of new golf courses and associated facilities or the extension of existing courses will not be permitted if there would be a significant adverse effect on the landscape, waterways, wildlife habitats or built environment of the Broads.

l 6.40 The Broads Authority has a duty to have regard to the social and economic well-being of those who live or work in the Broads area. The Authority will encourage the provision of small-scale recreation facilities for local communities. large-scale sports and other leisure and recreation uses such as golf courses however, are difficult to integrate into the Broads landscape and would adversely affect areas of wildlife importance. In particular, the creation of greens, bunkers and fairways would be alien features in the landscape and the development of clubhouses and associated facilities could also be intrusive. As an exception, the Authority has agreed in principle to the development of a golf course at Trowse where the retention and reinforcing of existing woodland will help to integrate the course into the landscape.

l 6.41 Proposed development must comply with other relevant policies in the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring properties. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings.

Development related to horses

Policy TR 23
Keeping of horses

The change of use of land for the keeping of horses, including the sub-division of land into paddocks, will not be permitted if there would be a significant adverse effect on the character and appearance of the Broads landscape.

l 6.42 When land is used to keep horses for purposes other than agriculture or grazing, it can result in changes to the character and appearance of open grazing land. The erection of fences to sub-divide the land into paddocks, farm buildings converted to livery use, and the provision of shelters can be intrusive in the Broads landscape. Policy TR23 seeks to ensure that the keeping of horses for recreational purposes, for example, would not result in structures which are inappropriate in the Broads landscape. Where appropriate, the Broads Authority is able to use an ‘Article 4 Direction’ to bring within normal planning control the erection of fencing on open marshland sites where it could be particularly damaging to the character of the landscape.

Policy TR 24
Equestrian centres
The development of new equestrian centres will only be permitted providing all the following criteria are met:

a) wherever practical, the development should be based on existing buildings and should not require a significant scale of new buildings or residential accommodation; and

b) the development would be appropriate to the character and appearance of the area, any new buildings would not be intrusive and their visual impact would be minimised by appropriate design, external materials and colour; and

c) all-weather surfaces and jumps would not be significantly intrusive in the landscape; and

d)the development would not have a significant adverse effect on the residential amenities of adjoining occupiers.

Policy TR 25
Stables
Small-scale proposals for the provision of stables and other equestrian facilities will only be permitted if the following criteria are met:

a) the development would be appropriate to the character and appearance of the area and any new buildings or structures would minimise their visual intrusion into the Broads landscape by appropriate design, external materials and colour; and

b) the proposal would not have a significant adverse effect on the residential amenities of any adjoining occupiers.

l 6.43 Horse riding is increasingly popular and there appears to be a growing demand for stabling for horses, particularly in those parts of the Broads area which are close to major urban centres. There are a number of existing equestrian centres in the area, generally located just outside the boundaries of the Broads area, for example at Mautby. While horse riding provides enjoyment to participants, some associated development would be inappropriate at many locations in the Broads. Although Policy TR24 does not prohibit new equestrian centres, in practice few such developments are likely to be acceptable in the Broads. In order to avoid the intrusion of new buildings into the countryside, it is desirable that equestrian centres are based on existing buildings and that jumps and other facilities are not prominent or intrusive. Such centres will be inappropriate where access roads are inadequate. While small-scale stables with one or two horses can sometimes be accommodated in well screened sites seen against rising land, they are intrusive when located on the marshes and in some locations cause nuisance to residential amenity. In all cases, careful attention to appropriate design and colour will be required.

l 6.44 Proposed development must comply with other relevant policies in the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11); protecting wildlife and wildlife habitats; complying with parking, access and highway standards (Policy TC8). Development should also have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings.

Policy TR 26
Angling facilities
The development of angling facilities, including anglers’ staging, fishing ponds and associated car parking will only be permitted provided that:

a) it would not have a significant adverse effect on the character and appearance of the riverside environment and surrounding landscape or on areas of wildlife importance; and

b) the development would provide a good standard of construction and design; and

c) where appropriate, the proposal is supported by evidence that damage to bankside vegetation will be prevented; and

d) there would be no significant adverse effect on the residential amenities of adjoining occupiers; and

e) there would be no significant adverse effect on the use of the waterways.

l 6.45 Many thousands of Broads visitors and local people find pleasure and relaxation in angling. The Broads Plan includes a range of policies towards the management of angling, including support for the provision of angling access for people with disabilities. Angling can also bring environmental problems, in particular if anglers trample or cut riverside vegetation. This weakens riverbanks and makes them more susceptible to erosion. Provision of staging can provide formal access for anglers, and the Authority encourages the provision of properly constructed staging in the right places, for example on the rivers Bure and Thurne. A good standard of design and construction is essential in order to protect the appearance of the riverside. Unfortunately, makeshift staging has been erected in some places. The effectiveness of staging will need to be carefully monitored as part of the Broads Plan strategy to ensure that it helps to prevent damage to riverside vegetation. The provision of other facilities for anglers, for example new ponds or car parks, will need careful consideration based on the policy criteria and other relevant Local Plan policies.

Public access to the Broads

Policy TR 27
Public rights of way and public access

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

l 6.46 Public rights of way have an important role in public enjoyment of the Broads. The Broads Plan includes management proposals for enhancing the public footpath network in the Broads area. It will, for example, include measures to promote circular walks, links to long distance paths and new stretches of riverside walks within towns and villages. Policy TR27 seeks to safeguard the existing network of public footpaths and other public rights of way and provide a framework for extending appropriate public access where opportunities arise. The Authority will also have regard to the effect of development on other rights of way, including unclassified roads open to the public. It is important to ensure that public access would not damage or intrude on areas where nature conservation or landscape qualities are particularly sensitive. In some cases, there may be a need to consider minor diversions of public footpaths for safety reasons or to accommodate acceptable development.

Other public rights of way
l 6.47 In addition to the network of classified roads, there are byways, tracks and other unsurfaced roads which are also public highways open to vehicles. In some cases, these can contribute to the character and appearance of the Broads landscape and built environment and some may have historic interest as well. Such public highways may also have recreational value in their own right. The duty to protect and maintain these public highways rests with the appropriate highway authority and it is not appropriate for the Local Plan to duplicate these responsibilities. However, the overall policies of the Local Plan can help to protect the character and setting in the Broads landscape and built 

environment of such byways, tracks and other roads from the effects of development on adjacent land.

7 Infrastructure and community facilities
This chapter includes policies on development in flood risk areas, the protection of water resources, renewable energy development and telecommunications development. Other policies concern 

community services and the provision of services for new development. These policies must be considered in the context of strategic planning policies for the Broads (see page 21) as well as other relevant policies in the Local Plan.

Introduction
l 7.1 The Broads area is susceptible to flooding, either from high river flows or, more often, from high sea levels. Major flooding occurred in 1953 when a massive tidal surge affected the whole east coast causing considerable devastation. Since then less serious flooding has occurred on a number of occasions bringing severe problems for many people. Flood protection is vital for the whole future of the Broads. The responsibility for flood protection rests with the Environment Agency, which has permissive powers to carry out works to construct and improve flood defences, subject to funds being available from the Ministry of Agriculture, Fisheries and Food (MAFF). In view of the serious threat of flooding, the Environment Agency is developing a flood alleviation strategy for Broadland, in close consultation with the Broads Authority and other statutory consultees. As part of this strategy, the need has been identified for the strengthening of 240 kilometres of flood banks over a 10 year period, taking account of the need for flood protection with regard to economic, ecological, recreational, navigational and landscape interests in the area. The Environment Agency also has a responsibility to give guidance to local planning authorities regarding the risk of flooding to new development and whether development puts other areas at greater risk of flooding. The Broads Authority gives careful consideration to such guidance before deciding whether to grant planning permission.

l 7.2 The Environment Agency has a duty to protect and enhance the water environment. In the Broads the issue of water resources is fundamental to the Broads Authority’s efforts to restore water quality to the rivers and broads and to keep the wildlife diversity of the fens and grazing marshes. The Broads Authority consults the Environment Agency on any development proposals which affect the protection of the water environment and the prevention of flooding. Developers should be aware of the need for consent from the Environment Agency under the Water Resources Act (1991) and the Land Drainage Act (1991) in appropriate cases.

l 7.3 Where new development is appropriate, it is important to ensure that adequate services are available. Such services include sewers and sewage treatment works, land drainage, water supply, gas and electricity. Where additional services are to be provided for new development, they should be at the cost of the developers, and be provided in a manner which is not damaging to the Broads environment.

l 7.4 The Government has published advice on the planning aspects of renewable energy. The Government wants to increase the amount of energy produced from renewable sources in an effort to reduce the effects of global warming. In the Broads, the most likely form of renewable energy development is wind turbines, either as an individual turbine or grouped into ‘wind farms’. However, there can be a conflict between promoting renewable energy and preventing development which is damaging to the Broads landscape.

Development in flood risk areas

Policy INF 1
Development and flood risk

Development will not be permitted where it would lead to 

a significant increase in the risk of flooding to people and 

property, taking account of any flood protection measures required under Policy INF2.

Policy INF 2
Protection against flooding
Where appropriate, the Broads Authority will require development which is at risk from flooding to be protected to a level which will be determined by the Broads Authority.

l 7.5 Most of the Broads area is low-lying land which is within the floodplain and at risk of flooding. Consequently, many forms of development will not be appropriate in much of the Broads area. Land at risk of flooding can generally be taken to be land within an Internal Drainage Board area. Records of areas known to have flooded in the past also provide some indication of possible flood risks. However, information regarding flood risk is being updated by the Environment Agency, to take account not only of the extent of land affected but of the likely severity and frequency of flooding. The type and quality of information available is therefore likely to change significantly during the life of the Local Plan. Mainly for this reason, the Proposals Map does not identify areas at risk from flooding. Since almost all of the Broads is at some risk of flooding, the Broads Authority will need to consult the Environment Agency when appropriate on development proposals throughout the area. It will be particularly important for the Broads Authority to obtain from the Environment Agency clear guidance on the extent and nature of flood risk, when considering development proposals and the nature of any possible protective measures which could be required. Those intending to develop should also ensure that they are aware of the extent of flood risk.

l 7.6 While it is important that new development is not at risk from flooding, in some locations limited development or redevelopment will be acceptable where it accords with other policies of the Local Plan. Examples may include new boatyard buildings, essential agricultural dwellings or the development of a holiday chalet within an existing area of holiday chalets. Where such development is permitted, appropriate flood protection measures should be incorporated into the development. This may include the specification of a minimum ground floor level by the Broads Authority after consultation with the Environment Agency. The Broads Authority will take advice from the Environment Agency on the level of flood risk in each case. This type of flood protection measure may increase the overall height of the 

development and its prominence in the landscape and this will be taken into account when considering whether development is appropriate (Policy B11). Susceptibility to flooding may also result in a need to restrict the period of occupancy of buildings (Policy TR12).

Policy INF 3
Measures to mitigate increased flood risk 



resulting from new development

Planning permission will not be granted for development or redevelopment if it would result in significant increased flood risk elsewhere due to additional surface run-off or where the flow of flood water is impeded. Where, in exceptional circumstances, development is permitted which is likely to significantly increase the risk of flooding elsewhere, it must include appropriate mitigating measures. A planning obligation will be sought from the developer to fund and secure the 

implementation of these measures, which may be at considerable distance from the development. The development will not be permitted if these works would themselves have a significant adverse effect on wildlife, landscape or public enjoyment of the Broads.

l 7.7 New development or redevelopment can increase the threat of flooding elsewhere through increased run-off from impermeable surfaces. This effect may not be apparent in the immediate vicinity of the development but may be significant elsewhere. The environmental effects of any proposed mitigation measures will also need to be carefully assessed. Appropriate measures will be defined by the Broads Authority in consultation with the Environment Agency.

Policy INF 4
Protection of flood defences
Development which would have an adverse effect on the integrity of tidal or fluvial defences will not be permitted unless appropriate alternative defences are provided.

l 7.8 In order to ensure effective flood protection, it is essential that the integrity of existing defences and embankments is 

maintained. Development should not adversely affect the Environment Agency’s ability to carry out its statutory duties under national legislation and local byelaws.

Broadland flood alleviation strategy

Policy INF 5
Broadland flood alleviation strategy

In considering the Environment Agency’s proposed Broadland Flood Alleviation Strategy, the Broads Authority will seek to ensure that the following issues are fully incorporated:

a) minimising the risk to people and property, both in the defended and the undefended areas;

b) adequate protection for the natural resources of the area, including the water environment, the wildlife habitats and species;

c) adequate protection for the quality of recreation and navigation in the Broads;

d) adequate protection for grazing marshes to ensure the continued viability of farming within the Environmentally Sensitive Area scheme;

e) investigation and implementation of opportunities for 

environmental enhancement, for example by habitat creation or rond regeneration;

f) investigation and implementation of opportunities for recreational and navigational enhancement;

g) investigation and implementation of opportunities to enhance the visual amenity and landscape of the Broads, from land and water, having regard to local character;

h) minimising any significant adverse impact on local communities and on the Broads landscape, wildlife and waterways from development required to implement the strategy;

i) minimising any significant adverse effects on the residential amenities of occupiers in the surrounding area from development required to implement the strategy.

l 7.9 As a result of the long standing problems of flooding in the Broads area, the former National Rivers Authority, now succeeded by the Environment Agency, carried out extensive studies to formulate a Broadland Flood Alleviation Strategy. This was done in consultation with the Broads Authority and other organisations. A range of options, including flood barriers and washlands, was evaluated. The Environment Agency has decided that an extensive programme of bank strengthening can be justified on cost grounds and should proceed. In 1995 a Strategic Environmental Assessment of the bank strengthening programme was prepared and is still evolving.

l 7.10 Policy INF5 provides a framework for assessing the Environment Agency’s Broadland Flood Alleviation Strategy as it is brought forward. The policy does make provision for the resulting development requirements to be accommodated. There will, almost inevitably, be some adverse impact on the Broads 

environment through this development, for example the visual impact of works to raise and strengthen the river banks. Close co-ordination between the Environment Agency and the Broads Authority will be essential to ensure that any impact on the Broads landscape, wildlife and waterways is minimised, and that opportunities to enhance the environment are taken.

l 7.11 The last major strengthening of the 240 kilometres of banks in the Broads took place in the early 1970s. Breaching of banks which have deteriorated is a major cause of flooding in the Broads. The Environment Agency’s intention is to strengthen the banks and protect the toe of the banks. Some raising of banks will be required to counteract settlement of up to 20 millimetres per year and sea level rise. The proposed bank strengthening programme will reduce the extent and duration of any 

overtopping and the Environment Agency estimates that it will protect 1,700 properties and over 21,000 hectares of Broadland. The need for sensitive handling and programming of these works taking account of ecological, landscape and economic implications is acknowledged by the Environment Agency and is the subject of further consultation.

l 7.12 There are at least ten major areas of undefended properties in the Broads, containing land, businesses and houses (mainly holiday dwellings). These areas are outside the flood defences, for example at Brundall Riverside, St Olaves and Reedham. The Environment Agency acknowledges that bank strengthening elsewhere could exacerbate flooding problems in these areas by reducing bank breaching which has acted to reduce water levels up to now. Further studies are also being carried out by the Environment Agency to determine what measures could be pursued to alleviate flooding problems in these areas. Possible solutions which could be pursued if they are cost effective include small washland areas, artificial breach points in banks, local defences or the raising of buildings. The Environment Agency also needs to consider related issues outside the Broads area, including the effect of any flood alleviation proposals on the port, townscape and economy of Great Yarmouth.

Infrastructure for new development

Policy INF 6
Services

New development will only be permitted if it can be properly serviced or if agreement can be reached to ensure that development does not proceed in advance of services being provided.

Policy INF 7
Sewerage
Development should be connected to a foul sewer wherever practicable. Other arrangements, including septic tanks and private sewage treatment works, will be accepted only if the Broads Authority 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.

l 7.13 Where services are not available or are constrained, the Broads Authority will need to be satisfied that these constraints can be overcome before development commences. The cost of providing services before development takes place will, where appropriate, fall on the developer. Where foul sewers are provided with new development, their adoption and the provision of sewage treatment works are the responsibility of Anglian Water Services Limited. Where mains sewerage is not available, it is possible to use septic tank drainage or small private sewage treatment facilities to serve small-scale developments. In view of the sensitive low-lying nature of the Broads environment, and the water quality objectives of the Broads Authority, particular care is needed to ensure that sewage is adequately dealt with. The Broads Authority will pay careful attention to the advice of the Environment Agency in dealing with this issue. In some circumstances, the standards required by the Broads Authority will exceed the statutory standards regulated by the Environment Agency. Developers should also be aware that the consent of the Environment Agency under the Water Resources Act (1991) is required to discharge effluent to controlled waters. Such consent may be withheld if the discharge would be detrimental to the watercourse. The proliferation of individual sewage treatment works and septic tanks may also exacerbate nutrient problems in the Broads area.

Water resources

Policy INF 8
Aquifer protection

Development will not be permitted which the Broads Authority considers would create an unacceptable risk to the quality of groundwater. Proposals will be subject to particular scrutiny:

a) in zones around potable groundwater sources; or

b) over vulnerable aquifers as defined on the Proposals Map.

l 7.14 The Environment Agency has defined three categories of groundwater resources, each category requiring different levels of protection according to its vulnerability to contamination. The resources which are most at risk from pollution are shown on the Proposals Map. Policy INF8 seeks to ensure that certain types of development in these areas do not increase the risk of groundwater contamination. Cleaning up contaminated groundwater is difficult and expensive, so ways to reduce the risk of polluting groundwater reserves will always be preferred. The Environment Agency will advise the Broads Authority about areas in need of greatest protection and most at risk from 

contamination.

Policy INF 9
Water resources
Development will not be permitted which the Broads Authority considers would result in an unacceptable risk to the quantity or quality of water resources, leading to adverse environmental consequences.

l 7.15 Adequate river flows and water supply to fens and marshes are essential for conservation purposes. Reduced flows tend to promote the growth of algae and allow damaging saline incursion into freshwater systems. Lack of adequate water supply to fens leads to a loss of characteristic wildlife interest and diversity. The Broads rivers are already heavily exploited for irrigation and public water supply, leading to a reduction in the natural flow of the rivers. It is, therefore, important to ensure that new development does not result in a degree of water abstraction which is environmentally damaging. The Broads Authority will pay careful attention to the advice of the Environment Agency in dealing with these issues.

Renewable energy

Policy INF 10
Renewable energy

The development of renewable energy projects will be permitted where it can be clearly demonstrated that such development would not have a significant adverse effect on the landscape, wildlife, waterways or built environment of the Broads.

l 7.16 The Government’s policy is to stimulate the development of new and renewable energy sources wherever they have prospects of being economically attractive and environmentally acceptable in order to contribute to diverse, secure and sustainable supplies; to reduce the emission of pollutants; and to encourage internationally competitive industries. Planning Policy Guidance note 22 on Renewable Energy, together with its technical annexes, sets out in more detail the particular issues that authorities should consider in determining such proposals. The promotion of renewable energy is consistent with the Government's international commitments to reduce greenhouse gas emissions.

l 7.17 The Broads Authority supports the objective of increasing the contribution to national energy requirements from renewable resources. The Authority's ‘Broads Plan’ includes a policy that the Authority will investigate the potential for renewable energy 

projects and encourage the implementation of appropriate projects subject to the overriding need to protect the Broads landscape, wildlife and waterways. However, of the wide range of renewable energy sources being considered, relatively few are likely to be applicable in the Broads. One possibility is the use of biomass, for example fen vegetation or wood chippings derived from coppiced woods, to be used to generate energy.

Policy INF 11
Wind turbines

Major development related to wind turbine projects which would have a significant adverse effect on the landscape, wildlife, waterways or built environment of the Broads will not be permitted except where an overriding national need can be demonstrated and there is a lack of suitable alternative sites outside the Broads.

Small-scale projects designed to serve the needs of individual properties or small groups of properties will be permitted provided the proposal complies with the following criteria:

a) it would not have a significant adverse effect on the landscape, wildlife or waterways of the Broads; and

b) it would not have a significant adverse effect on the built environment or the residential amenities of neighbouring occupiers.

Where appropriate, proposals submitted under this policy will require an Environmental Assessment and, in such cases, an Environmental Statement will need to accompany each application.

Any permission may require the removal of all structures, with the appropriate reinstatement of the site, if the development becomes redundant.

l 7.18 The Broads Authority recognises that wind turbines are the form of renewable energy most likely to be viable in the Broads, particularly within about 5 kilometres of the coast. Up to now, no development of this type has taken place in the Broads but a development of 10 turbines has taken place at West Somerton just outside the Broads area. Proposals for renewable energy schemes aimed principally at the generation of power for supply to the national grid will be viewed as major development; being more national than local in character. The establishment of single or small groups of turbines to serve local needs may be acceptable, subject to strict environmental safeguards, particularly if the need for overhead cabling was thereby reduced.

l 7.19 It is important to recognise that there is a potential conflict between the promotion of wind turbine development and the protection and enhancement of the special characteristics of the Broads. Wind turbines are tall and are likely to be sited in prominent locations which would detract from the mainly open character and scenic qualities of the Broads landscape, particularly when they are in large groups. The operation of the turbines could also adversely affect wildlife in the area. Where conflict is likely to occur, the Broads Authority's view is that protection of the Broads landscape character and wildlife habitats should prevail. The impact of proposed wind farms sited outside but close to the Broads boundaries, when viewed from within the Broads, is also of concern and the Broads Authority will strongly object to any proposals which are seen to have a damaging effect on the Broads environment.

l 7.20 The Energy Technology Support Unit of the Department of Trade and Industry (ETSU) manages the UK’s renewable energy research, development and commercialisation programmes. ETSU have initiated a renewable energy planning study in the Eastern Region (including Norfolk and Suffolk) which began during 1996.

Community facilities

Policy INF 12
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 provided that the development would not have a significant adverse effect on the wildlife, landscape, waterways or built environment of the Broads.

Policy INF 13
Protection of local facilities
The Authority will not permit the change of use or redevelopment of existing local community and recreational facilities (including shops), if it would result in the significant loss of a use which meets a continuing local need.

l 7.21 A number of villages and parts of villages fall within the Broads area and, in some places, village halls or other recreational facilities are in the Local Plan area. The Broads Authority has a duty to have regard to the social and economic well-being of those living or working in the Broads. It will encourage the retention and enhancement of community facilities. The Authority will also need to consider whether, in some cases, the 

development of new facilities would conflict with its other duties, including protecting and enhancing the wildlife, landscape, built 

environment and use of the Broads. When assessing proposals for new or extended community facilities, a good standard of design and use of appropriate materials will be expected, taking account of the limited resources often available to local communities.

Telecommunications

Policy INF 14
Telecommunications

Proposals for telecommunication development which are 

essential for technical and operational reasons will be permitted where there is no significant adverse effect on the natural beauty of the Broads landscape, its wildlife habitats, waterways or built environment.

The Authority will expect existing masts and other structures to be used wherever possible. Approval may be subject to the removal of the equipment when no longer required.

l 7.22 Telecommunications development is a requirement of community and business life, and is important to the national economy. New communications technology like land-based microwave and satellite broadcasting, and cellular communications networks, has been expanding rapidly over recent years. Faster, more efficient communications are increasingly important for business, personal communications, education and leisure. Home-working is also increasing and, in time, this could help to reduce unnecessary travelling, helping to reduce pollution and improve air quality.

l 7.23 Because of the rapid growth in new communications 

technology, Local Plans now need to address the concerns of new telecommunications development. Certain development will not normally require planning permission as it is small enough to be ‘permitted development’. Some minor works will not be subject to planning control.

l 7.24 The Authority understands the importance of telecommunications but must balance its requirements with the statutory duty to protect the Broads landscape, wildlife and built environment. Because much of the Broads is characterised by open, low-lying land, many telecommunications developments could be very intrusive. For this reason the Authority will normally need to control the siting and design of installations and equipment. This applies equally to ‘permitted development’ and proposals which require planning permission in the normal way. 

In appropriate cases the Authority will seek to restrict or remove permitted development rights for telecommunications purposes, so as to prevent a serious and specific threat to the character and appearance of a particular area.

l 7.25 Proposals for telecommunications development associated with listed buildings may require listed building consent (Policies B1 and B2). The visual impact on the surrounding landscape of large-scale telecommunications development, such as tall masts and antennae, could be substantial. This includes its prominence when viewed from the waterways. When considering such proposals, the Authority will wish to examine the visual impact very closely and will request a detailed visual impact analysis to help with its assessment.

Hazardous development and notifiable installations

l 7.26 Certain types of sites and pipelines are designated by the Health and Safety Executive as notifiable installations because of the quantities of hazardous substances they store or use. The siting of such installations is subject to planning controls under the Planning (Hazardous Substances) Regulations 1992, which aims to keep them separated from housing and other land uses where they could be incompatible from the safety viewpoint. To this end, the Broads Authority, as Hazardous Substances Authority for the Broads area, will seek the advice of the Health and Safety Executive on the suitability of that development to receive 

‘consent’ under the 1992 Regulations, in relation to the risks that the notifiable installation might pose to the surrounding population.

l 7.27 Within the Local Plan area there are already a number of installations handling notifiable substances, including high pressure gas transmission pipelines. These are already subject to stringent controls under existing health and safety legislation, and it is considered prudent to control the kinds of development permitted near these installations. The Broads Authority has been advised by the Health and Safety Executive of consultation distances for each of these installations. In determining whether or not to grant planning consent for a proposed development on land within these consultation distances, the Authority will take account of the advice it receives from the Health and Safety Executive about risks to the proposed development from the notifiable installation.

8 Transportation and communications
The Local Plan must include road schemes affecting the Broads area which are proposed for implementation by the Department of the Environment, Transport and Regions (DETR) or the County Councils. However, the Authority also has a duty to protect the Broads landscape, waterways and wildlife habitats, and can object to a road scheme if it would have a significant adverse effect on the Broads environment - an impact which is not outweighed by public need for the scheme or any benefits to the local community of a new road. 

The need for traffic management measures is to be monitored and public transport encouraged. Policies also specify highway and parking requirements for new development and changes of use. These policies should not be read in isolation but in the context of the strategic planning policies for the Broads (see page 21) and other relevant policies in the Local Plan.

Introduction
l 8.1 The Broads area is crossed by a number of major transportation links. These include the A47 trunk road east of Norwich and a number of other important roads, including the A1151-A149 (Norwich-Wroxham-Great Yarmouth) and the A143-A146 Bungay to Oulton Broad. Because of its irregular shape, in many cases only short stretches of a road are within the Broads boundaries. The A47 is the responsibility of the Department of the Environment, Transport and the Regions (DETR) while other major roads in the Broads are the responsibility of Norfolk or Suffolk County Councils. The County Councils are also responsible for traffic management measures in the Broads area.

l 8.2 Good communications benefit visitors and residents. However, new roads, road improvements, car parking, signing and new roads accesses, can also damage the character of the Broads. The Local Plan must make provision for those road schemes which the Department of the Environment, Transport and the Regions (DETR) and the County Councils propose to construct. 

It is also important to ensure that highway schemes take full account of environmental considerations in the Broads.

l 8.3 During the last 20 years, a number of major road schemes have affected the Broads, for example at Potter Heigham, Beccles, Ditchingham and Oulton Broad. Further schemes are proposed, for example at Broome and Ellingham. In most cases these schemes address needs which extend beyond the Broads area. 

In each case there is a need to balance the impact on the Broads environment with the benefit of the scheme, including enhancement of Broads village centres and relief from congestion.

l 8.4 Decisions on road schemes affecting the Broads are generally taken by the County Councils or, in the case of Trunk Roads, the Department of the Environment, Transport and the Regions (DETR). Unresolved objections may result in a public local inquiry. The Broads Authority is consulted on schemes in the Broads area. When road proposals affecting the Broads are considered it is important to take into account Government advice. PPG13 deals with Transport and advises that:

‘Transport proposals are subject to the same constraints as other major development proposals in areas of protection ... In National Parks and the Broads, major development should not take place, save in exceptional circumstances, and care should be taken with minor improvements. Such developments must be subject to the most rigorous examination. They must be demonstrated to be in the public interest before being allowed to proceed. Consideration of proposals should therefore normally include an assessment of:

a) need, in terms of national considerations, but also taking account of the impact on the local economy;

b) the cost and scope for alternative schemes outside a Park or 

of meeting the need for the scheme in some other way; and

c) any detrimental effect on the environment and the landscape, and the extent to which that should be moderated. Any construction or restoration should be carried out to high environmental standards.’ (Paragraph 5.18)

The Government’s Planning Policy Guidance on Development Plans and Regional Planning Guidance (PPG12) advises on the role of Local Plans with regard to strategic road schemes:

‘In the case of local authority road schemes of a strategic nature shown in the structure plan, consideration in the local plan process should normally be limited to detailed alignment, because the need will already have been examined. Any objections to the proposed alignment will be heard at the public local inquiry. 

If detailed consideration of the scheme were to reveal that it would cause unacceptable damage to the environment, consideration could be given to its deletion or relocation, together with associated changes in development.’ (Paragraph 5.31)

l 8.5 The Local Plan should also have regard to the importance 

of public transport, both for the people who use it for everyday travel and for its recreational role. Buses and trains offer an important alternative for people who either do not have their own personal transport, or for those who wish to leave their cars at home and explore the Broads in a way which has less impact on the environment.

l 8.6 In the past, the Broads waterways were important trading routes. In the nineteenth century, hundreds of wherries carried all manner of cargoes including coal, reed, sedge and farm produce but these days, although the waterways are busy with pleasure craft, there is little commercial traffic. Berthing facilities remain in a number of locations, including Norwich and Cantley, and in the ports of Great Yarmouth and Lowestoft which are on the fringe of the Broads area. With regard to inland waterways PPG13 on Transport advises that:

‘As well as offering potential for freight transport in some areas, inland waterways are now widely used for recreation. They are important for their heritage and environmental value, and for water supply and flood defence.

Development plans should include policies and proposals for developing the potential of any inland waterways and disused docks in the plan area..... Authorities should consider the value of retaining boatyards used in connection with water-based recreation ..... Care should be taken to avoid severing or adversely affecting inland waterways.’ (Paragraphs 5.37-5.39)

Roads

Policy TC 1
Road schemes

The Authority will object to road schemes which are likely to have a significant adverse effect on the landscape, wildlife, waterways or built environment of the Broads. Such schemes must be demonstrated to be in the public interest before being allowed to proceed.

Policy TC 2
Design considerations for road schemes

Where a road scheme affecting the Broads is to be implemented, the Broads Authority will liaise closely with the relevant Highway Authority and, where appropriate, the Department of the Environment, Transport and the Regions (DETR), to ensure the highest standards of planning, design, means of construction and associated landscaping in order to minimise impact of the proposals on the Broads environment.

l 8.7 It is the Broads Authority’s view that new routes should not be constructed through the Broads or existing roads upgraded, unless there is a compelling need which cannot be met by a reasonable alternative. Wherever possible, new routes should avoid the Broads area. This approach is consistent with Government advice. Where construction of a new road or upgrading of an existing route is unavoidable, particularly careful assessment of the scheme on a range of key aspects will be required. These are set out in Policy TC2 and, in each case, if the principle of the scheme is accepted, the aim should be to reduce the adverse impact on the Broads area to the absolute minimum, and to pay careful attention to the local character of the Broads landscape in designing the scheme. Where a proposed scheme is likely to have a significant effect on the environment, an Environmental Assessment will normally be required. The Broads Authority will seek to ensure that the following issues are rigorously examined:

a) the effects on areas of wildlife importance;

b) the effects on local communities and residential areas;

c) the effects on navigation, recreation and tourism;

d) the visual impact of the proposals;

e) the benefits of the proposed scheme.

Dualling of the A47 Acle Straight

l 8.8 A scheme for the dualling of the A47 between Acle and Great Yarmouth is included in the Norfolk Structure Plan and the Broads Authority did not object to its inclusion. The scheme is not now included in the National Roads Programme of the Department of the Environment, Transport and the Regions (DETR) and land is not protected for it. The A47 is included in the Trans-European Road Network. The Department of the Environment, Transport and Regions (DETR) has not yet carried out public consultation on the dualling scheme, and the Authority will press the Department to do so. The route passes through the heart of the Broads marshland landscape. While the benefits of dualling are acknowledged, the Broads Authority will wish to ensure that any damage to the Broads area is minimised by careful and sensitive design of this road scheme. Dualling is seen by Great Yarmouth Borough Council and the Great Yarmouth Port Authority as vital to Great Yarmouth’s competitive position.

Policy TC 3
Highway Authority road proposals
Norfolk County Council proposes the implementation of the following road schemes which will affect land within the Broads area as shown on the Proposals Map and the Authority will safeguard land for their implementation:

A47-A149 link - Great Yarmouth. Programmed to start 2000/01

A143 - Broome Bypass. Programmed to start 1998/99

In addition, the following road schemes which will affect land within the Broads area are contained in the appropriate County Structure Plans. They are not programmed and have no land safeguarded for their implementation:

A1151 - Wroxham-Hoveton Bypass (Norfolk Structure Plan)

A143 - Haddiscoe Bypass (Norfolk Structure Plan)

A144 - Bungay Bypass (Suffolk Structure Plan)

Great Yarmouth A47- A149 Link

l 8.9 The development of this link road is intended to improve the passage of through traffic in Great Yarmouth and may also benefit villages along the A1064, by reducing traffic through villages including Burgh St Margaret (Fleggburgh), Filby and Ormesby St Michael. The link road is also proposed to be constructed in conjunction with development which has been proposed in the Bure Loop area of Great Yarmouth. Part of this route, including the river crossing, falls within the Broads area and is to be safeguarded. Full details of the scheme, including bridge design and associated landscaping, are not yet available. The Broads Authority will need to examine these details carefully in the context of Policies TR4, TR5, TC1 and TC2 to assess the effect of the scheme on the Broads landscape and on navigation.

A143 Broome Bypass
l 8.10 The purpose of this proposed bypass is to relieve the 

villages of Broome and Ellingham from through traffic. For part of its length the proposed route uses a disused railway line. Much of the route is either within or on the fringe of the Broads area. The Broads Authority has not objected to the principle of constructing the Broome bypass. However, the Authority is concerned about the following aspects of the scheme:

a) the disused railway line has developed the character of an attractive ‘green lane’, with large numbers of trees, shrubs and other vegetation. Its character could be seriously damaged by the construction of the scheme and requires careful consideration;

b) the route is at the edge of an area of Broads drained marshland landscape and close to the River Waveney. The removal of trees and other vegetation for construction of the proposed route could result in an exposed transport corridor on the edge of the Broads area, creating a significant visual intrusion in the river valley.

l 8.11 The County Council was requested to re-examine the precise routeing of the proposed road in order to retain as much of the existing vegetation as possible, and to facilitate the screening of the new road when viewed from the river valley. In the interim the Broads Authority objected to the proposals in view of its unresolved concerns. The Authority has continued to liaise with the County Council to ensure that environmental, landscape and other concerns are fully taken into account at the assessment and planning stages. In October 1996, a planning 

application for the scheme, together with an Environmental Assessment, was submitted by Norfolk County Council.

A143 Haddiscoe Bypass

l 8.12 The Haddiscoe bypass is contained within the approved Norfolk County Structure Plan and consequently the Broads Local Plan must refer to it. However, the County Council has no firm plans to implement the scheme and no details are available. The Local Plan therefore makes no provision to safeguard land for its construction.

l 8.13 When a route is considered for this bypass the Broads Authority will be particularly concerned to assess its effect on the Broads landscape and, in particular, the Haddiscoe Marshes. Policy HAD1 on page 232 also refers to this scheme.

A1151 Wroxham-Hoveton Bypass
l 8.14 Planning permission was granted for the Wroxham and Hoveton bypass in 1988 and again in 1995. Part of the route passes through the Broads area. The scheme, which is intended to relieve the village centre of through traffic, was the subject of a major public inquiry in 1990 as a result of objections to the Side Road Orders and Compulsory Purchase Orders. The Broads Authority took the view that there was no potential bypass route which could be constructed without serious damage to the 

natural and/or built environment. The Authority also took the view that, if a bypass was essential, it would not object to the County Council’s proposed ‘eastern’ route and would seek the best possible mooring facilities with the proposed bridge. The Authority objected to the alternative ‘western’ routes put forward at the Inquiry, primarily on landscape and nature conservation grounds. The Secretary of State concluded that a bypass was urgently needed and confirmed the County Council scheme, with certain modifications. However, in July 1996 Norfolk County Council decided to rescind the scheme and that protected route status should be removed. As a result the Local Plan does not safeguard land for it.

A144 Bungay Bypass
l 8.15 The Bungay bypass is contained within the Suffolk Structure Plan so the Broads Local Plan must refer to it. However the need has not been proven and the scheme is not programmed for construction. The Local Plan does not therefore safeguard land for its route.

Corridors of Movement

Policy TC 4
Primary Route Network

a) New development will not be permitted if it would include the provision of vehicle access leading directly onto a road forming part of the Primary Route Network.

b) New development served by a side road which connects onto a road forming part of the Primary Route Network will be permitted provided that any resulting increase in traffic would not have a significant adverse effect on:

i) the route’s national and strategic role as a road for long-distance traffic; and

ii) highway safety; and

iii) the route’s traffic capacity; and

iv) the amenity and access of any adjoining occupiers.

In appropriate cases a Traffic Impact Assessment will be required to demonstrate that development proposals can be accommodated on the local road network, taking into account any infrastructure improvements proposed.

l 8.16 Government guidance states in PPG13 on Transport that Local Plans should identify trunk roads and other major roads as ‘Corridors of Movement’ to safeguard their national and strategic importance in carrying significant amounts of through traffic between major centres. New development near these routes, or on side roads connecting to them, can add significant volumes of local traffic so Local Plan polices should not allow new development which could undermine their function as mainly long-distance routes. Norfolk County Council have designated such roads, and these are identified on the Proposals Map within the Broads. These include the A47 (Great Yarmouth - Norwich), A143 (Great Yarmouth - Bungay), A146 (Norwich - Beccles), A149 (Great Yarmouth - Stalham) and A1151 (Norwich - Stalham). In the Suffolk part of the Broads area the Primary Route Network includes sections of the A143 at Bungay and the A146 at Beccles. 

Policy TC 5
Main Distributor Routes
New development served by a road designated a Main Distributor Route will be permitted where it can be demonstrated that any resulting increase in traffic would not have a significant adverse effect on:

a) highway safety; and

b) the route’s traffic capacity; and

c) the amenity and access of any adjoining occupiers.

In appropriate cases a Traffic Impact Assessment will be required to demonstrate that development proposals can be accommodated on the local road network, taking into account any infrastructure improvements proposed.

l 8.17 Main Distributor Routes in the Broads are also defined as ‘Corridors of Movement’ and these are roads which carry 

significant volumes of traffic between local centres. These too, must be protected from development which could prejudice their function unless it can be shown that the efficient functioning of the route will not be compromised. Within the Broads area, Main Distributor Routes include A1062 (Hoveton - Potter Heigham), 

A1064 (Caister-on-Sea - Acle), 

B1332 (Bungay - Ditchingham Dam) 

and B1354 (Coltishall - Hoveton). 

Main Distributor Routes have been designated by Norfolk County Council and these are identified on the Proposals Map. Suffolk County Council have not yet defined any such roads in their area and they will advise the Broads Authority when they have done so.

Policy TC 6
Local Highway Network
New development served by a road forming part of the Local Highway Network will be permitted provided that any resulting increase in traffic would not have a significant adverse effect on:

a) highway safety; and

b) the route’s traffic capacity; and

c) the amenity and access of any adjoining occupiers.

In appropriate cases a Traffic Impact Assessment will be required to demonstrate that development proposals can be accommodated on the local road network, taking into account any infrastructure improvements proposed.

l 8.18 Policies should aim to ensure that shorter, local journeys are made on roads which form part of the Local Highway Network. These routes typically serve local communities and provide for trips between smaller villages. In some cases development proposals may need to be accompanied by a Traffic Impact Assessment to demonstrate that they can be satisfactorily accommodated on the local road network. In addition, developers are advised to contact the appropriate Highway Authority at an early stage when formulating their development proposals. These routes are not defined on the Proposals Map and are generally all remaining roads not forming part of the Primary Route Network or Main Distributor Routes.

Complementary transport measures

Policy TC 7
Traffic management

In conjunction with the appropriate Highway Authorities, the Broads Authority will keep under review the opportunities and need for traffic management measures to improve the environment and road safety. Such measures may include facilities for cyclists, and pedestrianisation or pedestrian priority schemes in appropriate locations and particularly in the major Broads centres. The Authority will seek to ensure that traffic management schemes fully address the needs of particular groups of people, including cyclists, pedestrians and people with disabilities.

l 8.19 Traffic management measures, for example, by pedestrianisation, traffic calming and the control of heavy goods vehicle routes, can greatly benefit highway safety, the environment of villages and the enjoyment of the Broads by residents and visitors. Traffic management in the Broads is the responsibility of Norfolk and Suffolk County Councils. The Broads Authority intends to review, on a regular basis and in conjunction with the County Councils, the need for traffic management schemes in the Broads area. As with road construction and improvement, 

particular care will be needed in the design of schemes to ensure that they do not detract from the natural or built environment of the Broads. The needs of particular groups of users, including cyclists, will need to be taken into account. The need for specific traffic management proposals is referred to in Part 2 of the Local Plan.

Policy TC 8
Parking, servicing and other highway requirements
New development involving the erection of buildings, or the extension or material change of use of existing buildings will be required to make provision for car, moped, motorcycle and cycle parking and servicing in accordance with the standards set out in the parking guidelines of the appropriate County Council as Highway Authority. Standards for developments not listed in the respective guidelines will be determined in consultation with the appropriate Highway Authority taking into account the nature of the development. Additional traffic likely to be 

generated by a proposed development must be capable of being accommodated on the existing local road network without 

prejudicing road safety or the access of any adjoining occupiers.

Where appropriate, as part of redevelopment proposals, the Authority will require the retention of an existing car park or an existing level of on-site parking provision where this meets the functional needs of a local service, business or visitor facility.

Policy TC 9
Transportation consequences of new 




development

Developers will be expected to meet the cost of any off-site road or infrastructure improvements required to address the transportation consequences directly arising from the proposed development.

l 8.20 Adequate provision must be made in new development for parking and other access requirements. This includes provision for cars, delivery and servicing vehicles, mopeds, motorcycles and cycles. The parking and servicing standards to be used will be those of the appropriate County Council as Highway Authority. 

Because of the importance of maintaining and enhancing environmental quality in the Broads area, in exceptional circumstances the Broads Authority will consider whether a reduction in normal highway standards is appropriate. These circumstances will not include the inability of a developer to gain control of land needed to provide access or parking requirements. Any reduction in these standards will be considered only where it is compatible with highway safety and there would be overriding environmental benefits achieved by such a reduction. Where development will need off-site road or infrastructure improvements to cater for the direct consequence of their scheme, developers will be required to fund such improvements.

Policy TC 10
Cycling
The Authority will, in consultation with the appropriate Highway Authority and adjoining local planning authorities, seek to promote cycling by :

a) identifying appropriate opportunities to develop a cycle network within the Broads and providing links to destinations outside the area; and

b) improving cyclists’ routes and road safety by encouraging the implementation of measures such as appropriate highway 

engineering works, traffic management schemes and the designation and signing of advisory cycle routes. 

In consultation with the appropriate Highway Authority the Broads Authority will seek to secure funding to implement cycling projects through the respective Highway Authority’s ‘Transport Policies and Programme’. 

The design, routeing and materials for such works should not be significantly visually intrusive in the Broads landscape or built environment, or have a significant adverse effect on wildlife or wildlife habitats and should have regard to the effect on other users of the Broads.

l 8.21 Cycling is an integral part of the transportation system and one which is widely recognised as healthy, very low-cost and pollution-free. 
It is an efficient means of transport and one which is environmentally sustainable. The Broads area has similarities with parts of the Netherlands and Denmark, with flat landscapes which naturally lend themselves to cycling for a variety of journeys such as regular local trips (shops, work, school and college, visiting friends) and recreational cycling. Nationally, 75% of all recorded journeys are less than 5 miles and half are less than 2 miles. Although these short distances can usually be comfortably cycled, about a third of these journeys are made by car. Bicycle ownership and new bike sales in the UK remain relatively high but only 4% of all trips are made by bike, compared with 25% and 18% in the Netherlands and Denmark, respectively. While the UK still has one of the highest mileages per car in Europe, the Broads has considerable potential to increase cycle usage. Recreational cycling in particular will be promoted by policies in both the Broads Plan and the Local Plan.

l 8.22 Several reasons are frequently given why people do not use bicycles more: the perceived dangers on the road to this vulnerable group; a shortage of secure, well-designed cycle parking places in convenient locations; and other reasons such as a lack of changing facilities at their destinations. Many of these shortcomings can be addressed through the Authority’s strategy and management plan (the Broads Plan) which covers issues that the Authority itself can become involved in such as rights of way; pressing public transport operators to take account of cyclists’ needs; promoting cycle hire; directly providing cycle parking or helping others to do so and providing information about cycle routes and facilities.

l 8.23 The Local Plan policy seeks to address the land use implications of promoting cycling and sets out a framework for identifying suitable opportunities to encourage more people to use bicycles, by providing practical, safe and convenient alternatives to cars. This may therefore encourage a modal shift away from cars. The Authority will need to identify where it would be appropriate to improve road safety using a range of traffic management measures, highway engineering works and signing to assist and protect cyclists. There may also be opportunities in appropriate locations to construct new cycle routes (possibly including parts of disused railway tracks), upgrading bridleways and other public paths or converting footpaths so they can be shared by bicycles. Two schemes for cycle routes are being proposed which would affect land in the Broads: the Sustrans National Cycle Network which would be partly funded by Millennium Funds from the National Lottery; and the Waveney Valley Cycleway. If new development is proposed for either scheme it will be considered within the context of the policies of the Local Plan, including Policy TC10. To meet cyclists’ needs effectively, any facilities or signing must be continuous and well-related to measures taken in adjoining areas. Liaison and co-ordination with other local planning authorities, highway authorities and relevant cyclists’ groups will therefore be needed.

Public transport

Policy TC 11
Public transport

The Authority will seek a pattern of public transport which meets the needs of local communities and Broads users and enhances opportunities for public enjoyment of the Broads.

l 8.24 Although only a small number of railway lines pass through the Broads area, they are valuable to local people as well as 

allowing people who do not own cars to visit and enjoy the Broads. They include the Norwich to Sheringham line; Norwich to Great Yarmouth (via Acle or via Reedham); Norwich to Lowestoft  and The East Suffolk line. The Broads Authority is a member of the Norfolk Rail Policy Group, which aims to promote the retention of these lines. In conjunction with neighbouring local authorities, the Broads Authority will keep under review the possibility of electrification of railway lines in the Broads area, including the Norwich to Great Yarmouth lines. Should such proposals emerge, the Authority will give them careful 

consideration, taking into account current Government guidance on the desirability of promoting rail travel, any potential economic benefits and any significant effects on the Broads landscape, waterways and wildlife. A large number of bus routes also pass through the Broads. The retention and improvement of bus services will also help the public to enjoy the Broads. In considering changes to public transport, it is important to take account of the needs of both local residents and visitors. In the context of Policy TR20, public transport facilities close to concentrations of moorings or boatyards can help visitors arriving by boat to enjoy more of the land-based aspects of the Broads. The Broads Authority can help to promote public transport, for example by making information available to visitors. Water buses can also provide an attractive and unusual way of seeing the Broads and may also have a role as part of the public transport network. The Broads Authority is currently contributing to the creation of a water bus service in Norwich.

Policy TC 12
Disused railway trackbeds
The Authority will safeguard from prejudicial development the lengths of disused railway trackbeds identified on the Proposals Map.

l 8.25 The Norfolk Rail Policy Group has identified lengths of disused railway trackbeds throughout the County which have the potential to be re-opened for railway services. In the Broads area, such trackbeds are at Reedham, and between Haddiscoe and Beccles. The re-use of these lines would provide more direct rail links between Great Yarmouth and the Lowestoft/East Suffolk Line, and Beccles. Safeguarding of these lines is now a policy of Norfolk County Council, and the Broads Local Plan will therefore seek to safeguard the land identified on the Proposals Map. This policy is also within the context of Government guidance 

contained in PPG12 (paragraph 5.36) and PPG13 (paragraph 5.8) which suggest that consideration should be given to policies which seek to protect disused railway trackbeds from new development which would unnecessarily sever them. This is especially important if there is a reasonable prospect of their re-use for future transport schemes. If the re-use of these trackbeds for railway services does not proceed, however, there is potential to consider their use for pedestrian and cycle routes.

Petrol filling stations

Policy TC 13
Petrol filling stations

New petrol filling stations within the Broads area will not be permitted.

l 8.26 Petrol filling stations fulfil a need for both local residents and longer distance travellers. However, their design and associated signage is generally detrimental to the character of Broads villages and, if located outside villages, is damaging to the Broads landscape. The boundary of the Broads area has generally been drawn tightly to exclude many villages and built-up areas. In addition, only short stretches of major routes are usually within the Broads area. New petrol filling stations will therefore normally be better located outside the Broads area and in locations where they will not be visually intrusive when viewed from within it.

Part 2

Individual settlement policies

Part 2 of the Local Plan includes policies and proposals which apply to specific villages, settlements or other locations in the Broads. These are shown on the Proposals Map and, in most cases, on larger scale Inset Maps. Settlements with no specific policies, proposals or Inset Maps are listed in Appendix 5. Policies and proposals in this part of the Local Plan must be considered in the context of strategic planning policies for the Broads (see page 21) as well as the policies in Part 1 of the Local Plan which will apply wherever they are relevant.

Broadland

9 Belaugh (Inset No 1)

Background Information

l 9.1 Belaugh is a small, compact settlement on the outer bank of a bend in the River Bure, to the west of Wroxham and Hoveton. Belaugh is almost wholly within the Broads Authority area. The parish population is only 115 (1995 mid-year estimate). There are a few outlying dwellings, but little ribbon development has taken place. Nearly all the village and Grange Farm to the north is included within the Belaugh Conservation Area. In the centre of the village there is a small boatyard. A small area of Broads Authority 24 hour public moorings and a small car park are 

located at Belaugh Staithe, off The Street. Belaugh church is a prominent local landmark. The village contains a hall for community use but few other facilities.

Policies and proposals

l 9.2 Belaugh is a very distinctive Broads riverside village. Its 

character is enhanced by its riverside setting within the River Bure valley, its church, other vernacular buildings of interest, and by private and public open spaces, including the public staithe. A small boatyard provides services to Broads visitors. It is considered that, in general, new residential development in Belaugh could not be accommodated without being detrimental to the character of the village. No development boundary has therefore been defined. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development will be considered in the context of Policies H2 and EMP2. Attention is also drawn to the policies relating to the Conservation Area (Policies B5 to B10) and to Policy C12 which will protect the village staithe and other areas of important open space.

Notifiable installations

l 9.3 A British Gas high-pressure pipeline lies to the south east 

of Belaugh, crossing the River Bure near to Belaugh Broad. Consultation with the Health and Safety Executive will be required for any proposals for development within 304 metres of this pipeline.

10 Brundall Riverside 

(Inset Nos 2a & 2b)

Background information

l 10.1 Brundall is a large village to the east of Norwich, with a population of over 4,200 (1995 mid-year estimate). The main part of the village lies to the north of the Norwich to Yarmouth railway line and is outside the Broads Authority area. Brundall Riverside is to the south of the railway line, within the Broads area, and includes extensive boat hiring, boatbuilding and marina uses, together with riverside chalets and mooring plots. Brundall Riverside is one of the largest concentrations of boat hiring and building uses in the Broads area and is therefore of considerable significance for economic activity and employment. Other facilities in the riverside area include a public house, chandlery and small riverside shop. More extensive shopping and other facilities are in the main part of the village, outside the Broads area.

l 10.2 Road access into the Brundall Riverside area is constrained by the need to cross the Norwich to Great Yarmouth railway line. Roads within Brundall Riverside are not publicly maintained and are generally narrow. The mix of different uses within and adjacent to Brundall Riverside can lead to conflict, for example the use of neighbouring residential roads by commercial vehicles serving boatyards. The area is not protected by flood defences and is therefore also vulnerable to flooding. It is understood that the area has substandard drainage and water supply facilities. Taking account of these constraints, the need for careful control of further development at Brundall Riverside has been well established since preparation of the non-statutory Brundall Local Plan in 1978. Despite the extensive existing development, some parts retain their largely open character. In view of its complexity, Brundall Riverside has been divided into a number of policy areas which are shown on the Proposals Map Inset (No 2b).

Policies and proposals

Policy BRU 1
Riverside chalets and mooring plots

a) Permission will not be granted for permanent dwellings or for the use as permanent dwellings of buildings restricted to holiday or day use.

b) The use for holiday occupation of buildings constructed as day huts, or of other temporary buildings, will not be permitted.

c) i) Extensions to existing buildings will be permitted provided 

they are of appropriate design, materials and construction, they would protect the privacy of adjoining properties and would not result in an overdevelopment.

ii) In cases where the original building is of poor design, the Authority will, in considering alterations or extensions, seek a significant remodelling and improvement of the original building.

d) The erection of new buildings will not be permitted other than:

i) replacement of existing buildings; and

ii) the erection of a day hut or chalet on mooring plots or plots with a lawful use for the standing of a caravan.

e) Caravans will not be permitted.

l 10.3 This area is served by Station Road and, to the south of the staffed level crossing, by a private road which, in places, is narrow with passing places. In addition to poor road access and lack of mains sewers, this area is vulnerable to flooding and suffers from ground conditions which can create difficulties for some types of septic tank operation. It is also close to the neighbouring commercial premises. Many of the riverside chalets are long established and many have been replaced or improved. While many are restricted to holiday use, others, for historical reasons, are not. The area is considered unsuitable for permanent  accommodation or commercial uses. However, the policy encourages the improvement of existing buildings and permits the seasonal occupation of buildings of appropriate standard.

Policy BRU 2
Riverside Estate and land adjacent to 



railway line

Development of boatsheds or other buildings, or the replacement or extension of existing buildings, will be permitted if required to meet the operational needs of existing boat hiring, boatbuilding or other employment uses, subject to the effect of traffic on the local road network, the satisfactory provision of essential services and the danger of flooding.

l 10.4 The Riverside Estate area includes boatbuilding and boat hiring yards and some industrial uses. The land adjacent to the railway line includes two major boatyards together with other uses, including public house, chandlery, a riverside shop and extensive moorings. There is little undeveloped land. These areas are mainly served by Station Road and, to the south of the railway level crossing, by private roads which in places are narrow with passing places. For the most part these areas do not have mains sewerage and are at risk from flooding, although some land close to the railway line is understood to be less prone to flooding. Part of the land adjacent to the railway, including a substantial boatyard, relies on road access via an unstaffed level crossing. However, the boatyard operates a substantial car park to the north of the railway, which is available to employees and visitors to the site. Where replacement buildings occupy an alternative site, demolition of the original buildings and appropriate landscaping will be encouraged.

l 10.5 These areas are important for employment, particularly in boating related industries, and make a significant contribution to the economy of the Broads area, although they suffer from the constraints described above. The policy allows for development to meet the operational needs of these established uses in order to encourage their continued viability and the enhancement of the character and appearance of the area.

l 10.6 In assessing development proposals, the constraints affecting the area need careful consideration. The Authority will have regard to the reduction in traffic which is likely to have occurred as a result of a reduction in economic activity in recent years. The provision of new buildings will also need to comply with other Local Plan policies, including B11 (Design), INF1 (Development and flood risk) and INF6 and INF7 (Services and Sewerage). 

l 10.7 Proposals for other uses or development will be dealt with under the relevant policies. For example, Policy TR11 deals with holiday accommodation. Taking into account the constraints affecting this area, considerable caution will be required regarding the extent of development which is appropriate, having regard to the potential cumulative effects on traffic and services. When assessing development proposals the Authority will have regard to any significant variations in conditions within the area covered by this policy.

Policy BRU 3
Mooring plots
a) The use of plots will be restricted to the mooring of boats and uses incidental to that activity.

b) No buildings or structures will be permitted other than 

storage lockers for use incidental to the enjoyment of the mooring plots.

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

l 10.8 This area is only accessible over private land. It is badly drained and lacks public utilities. The aim of the policy is to retain, as far as possible, the open character of the area and only to 

permit development required in connection with the use of land as mooring plots.

Policy BRU 4
Brundall Marina 
a) The use of land, other than existing industrial premises, will be limited to uses incidental to the mooring of boats, other than boat hire, including the administration of the marina.

b) Development will be limited to buildings essential for the operation of the marina, or the boatbuilding use. Such development will be considered subject to the effect on traffic on the local road network, the satisfactory provision of essential services, and the danger of flooding.

c) New buildings will only be permitted in locations closely grouped with existing development.

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

l 10.9 This area also suffers from the problems of poor road access, is not on mains sewerage and is prone to flooding. It is used principally for the mooring of boats and the northern part of the area is occupied by administration buildings and a boatbuilding operation. The policy will facilitate continued operation of the marina and boatbuilding uses. Subject to the constraints affecting the area, improvements to essential facilities for users of the marina will be permitted. The policy has regard to the operational needs of the marina but will prevent the spread of development into areas which have retained their open character, and into the Site of Special Scientific Interest which lies to the east of Brundall Marina.

Policy BRU 5
Land east of the Yare public house
Development in this area will not be permitted.

l 10.10 This area is mainly undeveloped. Much of it is covered 

by trees which are protected by a Tree Preservation Order and which are an attractive feature forming a screen between the village and commercial area. Access is via Station Road. It is intended that existing uses remain largely undisturbed.

Site of Special Scientific Interest
l 10.11 To the east of Brundall Riverside, at Bradeston Marsh and Strumpshaw Marsh, there is a designated Site of Special Scientific Interest. Policy C2 will be applied to this area in order to protect its wildlife interest.

Land west of Brundall Riverside
l 10.12 To the west of the defined Brundall Riverside policy areas and to the south of the railway, there is extensive riverside carr woodland and marsh, with a small broad (Brundall Broad) and a long dyke connected to the River Yare. To the south of West End Avenue, there is a further large basin and a limited amount of existing development, including an existing boatyard, a large derelict riverside building (formerly an hotel) and a large wet boatshed. A small boat display and sales business has recently been established. Other than established uses and development ancillary to the existing boatyard, this area is not considered appropriate for further development. New development here is likely to be damaging to the character of the riverside or to extend into carr woodland and marsh. The area also has extremely poor road access.

Policy BRU 6
Brundall Gardens restoration
The Broads Authority, in conjunction with Broadland District Council, will seek to secure the future enhancement, maintenance and management of Brundall Gardens. The works necessary to secure the implementation of this policy are set out in a management plan agreed between the owners, Broadland District Council, the Broads Authority and other relevant bodies.

l 10.13 The broad and woodlands at Brundall Gardens form an attractive area which was formally an Edwardian ‘pleasure gardens’ and arboretum but has deteriorated through neglect. Brundall Gardens is mainly within the Broads area but associated land extends outside the Local Plan boundary. At present it is in private ownership and the public are generally excluded, other than invited access to the gardens of Lake View House on certain days of the year. The proper management of Brundall Gardens, and of the broad, could create a valuable amenity for residents of Brundall. Opportunities for public access have been carefully examined, taking account of the sensitivity of the site and concerns of local residents regarding the effects of increased activity on residential amenity and security. It is intended that only ‘low key’ public access be provided, based on paths through the woodland and along the broad edge. The Management Plan also addresses the need for appropriate car parking provision. The broad and the surrounding area, including the woodland, are of significant landscape, ecological and archaeological interest, which can be enhanced by management and restoration works. In particular, the opportunity for future restoration of the broad itself is a fundamental element of the Management Plan.

l 10.14 In view of its landscape, archaeological and nature conservation importance, it is important that the future management of the gardens is carefully planned. The views of interested bodies and individuals have been sought and taken into account in the production of the Management Plan. In addition to specifying the necessary works, the Management Plan sets out the means by which those works will be implemented and financed. 

It is intended that the works will, in part, be financed by a contribution from the owners and the land provided by them as part of a development scheme.

l 10.15 The Broadland District Local Plan (Inner Area) makes provision for the development of a small number of dwellings on land in the vicinity of Lake View Drive, in the context of a Management Plan for the Gardens. The precise area and maximum number of dwellings is also set out in the Management Plan. This land is just outside the Broads area.

l 10.16 The site is in a sensitive location at the edge of an escarpment which forms a particularly attractive feature in the valley of the River Yare. The inclusion of the valley floor to the south in the Broads area indicates its importance for its landscape and nature conservation interest. Consequently, any development allowed in the vicinity of Lake View Drive must be carefully sited and designed so as not to impact adversely on the surrounding landscape within the Broads area.

11 Cantley
Background information

l 11.1 The village of Cantley lies directly adjacent to the boundary of the Broads Authority area. The main residential part of the village is to the north of the railway line and is outside the Broads area, with only a few dwellings and other buildings at Limpenhoe Common and Limpenhoe Hill lying within it. To the east of the village and within the Broads area is the large Cantley Sugar Beet Factory, which is an extensive industrial site and is prominent in the landscape over a wide area. Cantley railway station is also within the Broads area along with a public house and a small sports area (bowling green and tennis courts). A general store, sub-post office and other shops and facilities are in the main village and sports ground, village hall and church to the north.

Policies and proposals
l 11.2 Since only a very small part of the village falls within the Broads area and further development within this area is unlikely to be appropriate, no development boundary has been delineated for the Broads part of Cantley. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development will be considered in the context of Policies H2 and EMP2.

Policy CAN 1
Cantley Sugar Beet Factory
Development within the Cantley Sugar Beet Factory site, which is needed to meet the essential operational requirements of the factory, will be permitted provided that:

a) proposed development is located, where possible, within groups of existing buildings and is of a design which would minimise its visual impact, particularly when viewed from the river; and

b) landscaping, design, scale and materials would be appropriate to their setting in the Broads landscape and waterways; and

c) there would be no significant adverse effect on wildlife and wildlife habitats; and

d) here would be no significant adverse effect on the residential amenity of adjoining or nearby occupiers.

l 11.3 The Cantley Sugar Beet Factory is an established industrial site which is important to the local economy. The site to which this policy relates is shown on the Proposals Map. Although further development necessary for the continued operation of the works may be acceptable, it is important that this does not significantly add to the impact of the works on the locality. Accordingly, any new development should be positioned adjacent to existing structures where it will not be intrusive or cause other problems. Any extension of the site into the surrounding 

marshland would be damaging to the surrounding landscape and  therefore unlikely to be acceptable. Development will be subject to Policy INF9 and should also comply with Policy INF7 having regard to the need for adequate facilities for treating effluent from any new development.

12 Coltishall and Horstead 

(Inset Nos 3a & 3b)

Background Information

l 12.1 Coltishall is a large village situated on the north bank of the River Bure. The form of the village was determined originally by the course of the River Bure and later by the railway line. Consequently, development has been concentrated along the road flanking the floodplain and on the roads leading north towards the railway line. The Broads Authority boundary generally follows the edge of the floodplain, and so excludes most of the developed area, the main exceptions being the properties off Church Street/Anchor Street to the east, north and west of Lower Common. Lower Common is a substantial area of riverside land which contributes greatly to the character of Coltishall and is of value for quiet open air recreation and enjoyment. It is managed by the Coltishall Commons Management Trust. The majority of the Broads area and the adjacent built-up area is a Conservation Area.

l 12.2 Horstead is a neighbouring settlement to Coltishall and is separated from it by the River Bure. The road and bridge over the river form the upper limit of the Broads area on the Bure. Like Coltishall, the form of Horstead has been affected by the course of the river, but subsequent expansion has led to a radial pattern converging on the area near the Recruiting Sergeant public house. The Broads Authority area includes land only near the river and excludes the built-up part of Horstead. Upper Common consists of a grazing marsh of landscape and conservation value, with some informal moorings on the riverside. Like Lower Common, it is managed by the Coltishall Commons Management Trust.

Policies and proposals

l 12.3 No development boundary has been delineated for the Broads part of Coltishall and Horstead. Within the Broads area, only a small area of housing, off White Lion Road, is well related to the main village. Within this small area further development is unlikely to be appropriate. Other existing development is considered to be peripheral to or, in Anchor Street, somewhat detached from the main village. The Broads part of Horstead is wholly outside the built-up area of the village.

l 12.4 The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development will be considered in the context of Policies H2 and EMP2. Within the existing Conservation Area, which is shown on the Proposals Map, Policies B5 to B10 will apply.

l 12.5 Coltishall Commons are important areas of open land which contribute to the character of the village. The policies of Part 1 of the Local Plan, including Policy C12, will apply where they are relevant. The Broads Authority has given financial support to Coltishall Commons Management Trust to help enable acquisition of the Common by the Trust. It wishes to support the retention and enhancement of the character of the Common and will resist any development on or near the Common which would be detrimental to it.

13 Reedham (Inset Nos 4a & 4b)

Background information

l 13.1 Reedham is a riverside village located close to the confluence of the River Yare and the New Cut, which links the Yare and Waveney rivers. The village comprises several distinct parts. The core of the village abuts the River Yare, with only the properties close to the river being within the Broads Authority area. Boatyards are located at the eastern and western ends of the village. Further north, the St John the Baptist church, the Old Hall, Pettitts Feathercraft, the Old School House and The Rectory are within the Broads area. A third grouping of properties is centred on the railway station, just outside the Broads area.

l 13.2 The main part of the village contains some small shops, 

a sub-post office, a primary school, a playing field and a public house. There is also a railway station and a further public house nearby. Reedham is an important Broads riverside centre on the River Yare and the railway swing bridge is a significant local landmark. The quayside has a particular Broads character which is enhanced by the presence of the swing bridge, nearby boatyard buildings and the extensive views over the River Yare to the marshes beyond. There are extensive public mooring facilities available at Reedham Quay, which is common land. These areas, together with an area of land to the east of the railway, make an important contribution to the character of the riverside. They are outside the development boundary. The policies of the Local Plan, including Policy C12, will apply where they are relevant. Upstream of the main village, Reedham Ferry is another local landmark, providing a river crossing for pedestrians and vehicles. The Reedham Ferry public house and restaurant is adjacent to the ferry.

Policies and proposals

l 13.3 A development boundary has been defined for the Broads part of Reedham on the Proposals Map Inset (No 4a). The policies in Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment development within the development boundary will be considered in the context of Policies H1 and EMP1, and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2. 

Boatyard within the development boundary.

l 13.4 In the recent past, there has been planning permission for the redevelopment of a boatyard site at the western end of Riverside. However, this has not been implemented and permission has lapsed. The site is not now allocated for residential use and a continuation of boatyard related activities on the site is to be preferred. Development proposals will be considered on the basis of the appropriate policies relating to boatyards, including Policies H8 and EMP5.

Boatyards outside development boundary
l 13.5 There are boatyards to the east and west of the village located outside the defined development boundary. Policies EMP5 and H9 apply while Policy TR11 sets out the criteria for small-scale development which may help the viability of existing boatyards. 

Broads information facilities

l 13.6 The Broads Authority intends to look for opportunities to provide an information point at Reedham Quay for visitors and local people alike and to enhance the appearance of the quayside. However, no firm proposals have yet been agreed.

Policy REE 1
Pettitts Feathercraft
Within that part of the Pettitts Feathercraft site, as defined on the Proposals Map Inset (No 4b), development of small buildings and other structures required for the operation of the site will be permitted, provided that:

a) proposed development is located, where possible, within groups of existing buildings and is of a design which would minimise its visual impact, particularly when viewed from the river; and

b) landscaping, design, scale and materials would be appropriate to their setting in the Broads landscape and waterways; and

c) there would be no significant adverse effect on wildlife and wildlife habitats; and

d) there would not be a significant adverse effect on the amenity of neighbours.

l 13.7 Pettitts Feathercraft is an established tourist operation located off Church Road and is shown on the Proposals Map Inset (No 4b). It occupies a large site within the Broads area, with extensive car parking nearby, just outside the Broads boundary. The site occupies a prominent position and is adjacent to extensive marshland. It is outside the main village and the Proposals Map Inset defines a small policy area. In recent years, planning permission has been granted for a number of relatively small-scale developments. New developments have been subject to the carrying out of appropriate landscaping works. Whilst a limited degree of further small-scale development may be absorbed without detriment to the surroundings, major development on the site would be unacceptably intrusive. The effect of any development on the amenity of neighbouring 

property also requires careful consideration.

14 Thorpe St Andrew 

(Inset Nos 5a, 5b, 5c & 5d)

Background information

l 14.1 Only the southern part of Thorpe St Andrew parish, forming part of the River Yare valley, falls within the Broads Authority area. This area is largely undeveloped except for the area adjacent to Yarmouth Road in the vicinity of Thorpe Island/Harvey Lane and isolated development at Griffin Lane and Bungalow Lane.

l 14.2 The main transport corridor eastwards from Norwich runs through the parish following the valley. As well as the River Yare itself there is Yarmouth Road and the rail lines to Yarmouth/Lowestoft and Cromer/Sheringham. The Norwich Southern Bypass also crosses the valley floor here, passing through Thorpe Marshes.

l 14.3 An important area of public open space is located adjacent to the river at River Green (north of Thorpe Island) and is a 

valued local amenity for residents and Broads visitors. Public moorings are available here, with local shops and a post office just outside the Broads Authority area on the north side of Yarmouth Road. Three public houses are also situated nearby on Yarmouth Road. Elsewhere in the parish, outside the Broads area, there are extensive facilities. There are small boatyards at Thorpe Island, Griffin Lane and Bungalow Lane.

Policies and proposals

l 14.4 Development boundaries have been defined for groups of housing situated to the south of Yarmouth Road, as shown on the Proposals Map Insets (Nos 5a and 5b). The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment development within the development boundary will be considered in the context of Policies H1 and EMP1, and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2. In the Thorpe St Andrew Conservation Area, part of which is within the Broads area as shown on the Proposals Map Insets, Policies B5 to B10 will apply. River Green will be protected by Policy C 12.

Policy TSA 1
Cary’s Meadow and adjoining land
The Broads Authority will encourage and support the maintenance and enhancement of the landscape and nature conservation potential of Cary’s Meadow and adjoining land, as shown on the Proposals Map Inset (No 5a). Provision for public access, on a basis to be agreed between the landowners and the Broads Authority, will be encouraged. Consideration will be given to the provision of a small public car park and of short stay public moorings.

l 14.5 Cary’s Meadow, together with adjacent land, forms a largely open block of land which is part of the river valley. Its open character is a valuable contrast with the predominantly built up areas to the east and west along Yarmouth Road and Thorpe Road, and gives views from Thorpe St Andrew across the valley. The site is also of significant local conservation value and the eastern side has a small water-frontage. Development has previously been considered within part of Cary’s Meadow, within the Broads area, but is no longer considered appropriate.

l 14.6 While there is already some de facto public access in the eastern part of the land covered by this policy, the Broads Authority wishes to encourage a more formal arrangement. This would need to be done in a manner consistent with maintaining and enhancing the nature conservation value of the site. To the west of the railway bridge, land has been safeguarded along the river frontage, for the creation and completion of a riverside walk linking to adjacent sections into Norwich. Policy NOR2 will seek to safeguard that land, while Policy TSA1 seeks to encourage public access on Cary’s Meadow and land adjacent to it, where that can be agreed with landowners. While the provision of a small public car park and public moorings will be considered, the site is likely to remain primarily of local significance.

Policy TSA 2
Thorpe Island
a) Development within the existing boatyard at the eastern end of Thorpe Island, which is needed to meet the essential

operational requirements of the boatyard, will be permitted.

b) Other than that specified in a), development will not be 

permitted on Thorpe Island.

l 14.7 Thorpe Island lies between the River Yare and the New Cut in a prominent location within the Yare Valley, and on the southern boundary of Thorpe St Andrew Conservation Area. The Norwich to Yarmouth railway line runs along the southern edge of the island and Hearts Cruisers boatyard is located at its eastern end. There is a large derelict mooring basin towards the western end of the island. Further development on Thorpe Island is considered inappropriate. Access to the island is a severe constraint. For the most part, the island forms an attractive, partly wooded, backdrop to the built-up area north of the river. The policy permits modest development to meet the needs of the existing boatyard. Further development on Thorpe Island would also extend development into the river valley.

Policy TSA 3
Griffin Lane - boatyards and industrial area

a) Extensions to the area of land used for industrial boatyard purposes will not be permitted.

b) The replacement of buildings and the erection of new buildings for the needs of existing industrial operations or boatyards will be permitted provided that:

i) they are located within the existing industrial and boatyard area and would not result in the extension of building along the river frontage; and

ii) their design, materials and construction would be

appropriate to their setting in the Broads landscape and waterways; and

iii) there would not be a significant increase in traffic on Griffin Lane.

c) Where replacement buildings occupy an alternative site, demolition of the original building and landscaping of its site will be required.

d) Before granting permission for new or replacement buildings the Authority will, where appropriate, seek a planning obligation to improve the appearance of the industrial or boatyard site as a whole.

e) The development of residential or holiday accommodation and the use of buildings, moored boats or houseboats for residential or holiday accommodation will not be permitted.

Policy TSA 4
Environmental enhancements at Griffin Lane
The Authority will encourage and seek to implement enhancement projects in the Griffin Lane area in order to enhance the character and appearance of the area.

l 14.8 Land at Griffin Lane, to the south of the Norwich to Yarmouth railway line, is occupied by May Gurney’s industrial buildings and open storage and by a number of small boatbuilding and boat hire operations. This is a prominent riverside location. The operational needs of the existing uses, which are predominantly Broads related, clearly need to be taken into account. However, a number of the existing buildings are in a poor condition and, together with the surrounding open storage areas, detract from the appearance of the area. The need for an 

environmental enhancement at Griffin Lane has been recognised by the Broads Authority. Access is a severe constraint on development in view of the narrowness of Griffin Lane, and of its crossing under the railway line and the substandard nature of its junction with Yarmouth Road.

l 14.9 The policy will prevent the further spread of building along the riverside. It takes account of the severe constraint on road access and services in the area and seeks to encourage environmental enhancement.

Policy TSA 5
Bungalow Lane - mooring plots and boatyards
a) Permission will not be granted for permanent dwellings or for the use as permanent dwellings of buildings restricted to holiday or day use.

b) The use for holiday occupation of buildings constructed as day huts will not be permitted.

c) Extensions to existing buildings will be permitted provided that:

i) the design, materials and construction would be appropriate to the parent building and its setting in the Broads landscape and waterways and would not result in overdevelopment of the site; and

ii) there would be no significant adverse effect on the amenities of adjoining occupiers.

d) The erection of new buildings on mooring plots will not be permitted, other than the replacement of existing buildings, or the provision of storage lockers for use incidental to the enjoyment of the mooring plot.

e) Caravans will not be permitted.

f) Development of new or replacement buildings within existing boatyards to meet essential operational needs will be permitted provided that no significant increase in traffic on Bungalow Lane would result.

l 14.10 Land on the riverside at Bungalow Lane has been divided into a number of mooring plots and is also occupied by several small boatyards. While holiday chalets have been built on a few of the plots, others remain wholly or mainly undeveloped. These plots are in an isolated location, detached from any established riverside centre and prominent when viewed from the river. Access and other services are poor. Road access is via a long, narrow lane and over an unstaffed level crossing. The policy restricts development in order to retain, as far as possible, the open character of the riverside. It also takes account of the poor access and services to the area. However, the policy will allow the continued use of the mooring plots, and the improvement and replacement of chalets. It will also meet the essential needs of the boatyards, subject to the effect on traffic flows.

Thorpe Marsh
l 14.11 Thorpe Marsh is an area of Broads grazing marsh which has been unmanaged in recent years due to drainage and access difficulties. Although its appearance is marred by electricity pylons, it is of significant landscape value and includes some species-rich marsh and dykes of diverse interest. It is also of considerable amenity and recreation value, particularly the public footpath around the fringes of the marsh and the nearby public mooring and picnic site, developed by the Parish Council with Broads Authority assistance.

l 14.12 Planning permission has been granted for the extraction of sand and gravel from parts of Thorpe Marsh. This forms part of a larger scheme, which includes land at Trowse Marshes, to the south of the River Yare. Thorpe Marsh will form the later stages of the scheme and working is unlikely to be completed in the next 10 years. Extraction will avoid the most valuable areas of marsh and the new broad which will be created will be used for nature conservation purposes. Minerals traffic will not be routed through Thorpe and it is intended that public access will be maintained during and after gravel working.

15 Woodbastwick and Ranworth 
(Inset No 17a)

Background information

l 15.1 The parish of Woodbastwick contains Woodbastwick and Ranworth villages. The main village of Woodbastwick is outside the Broads Authority area, but the parish includes Woodbastwick fens and marshes and some riverside land opposite Horning at the edge of the marshes. This land, on the southern bank of the River Bure, also contains established moorings and houseboats. The village of Ranworth consists mainly of linear development along rural lanes. Only the extreme northern portion of the village, Ranworth Church and outlying properties near Malthouse Broad are within the Broads area. Several boathouses, mooring areas and the Norfolk Wildlife Trust’s Broadland Conservation Centre are located on the fringe of the broad. The Broads Authority’s Information Centre is adjacent to Ranworth Staithe.

Policies and proposals

l 15.2 Development in the Broads part of Ranworth is generally dispersed. In order to avoid the consolidation of sporadic 

development and protect the character of the area, no development boundary has been drawn for the Broads part of the village. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development will be considered in the context of Policies H2 and EMP2.

Policy WR 1
Ranworth Staithe
The Broads Authority will continue to implement an enhancement scheme at Ranworth Staithe.

l 15.3 Ranworth Staithe is heavily used by Broads visitors, particularly those on hire or private craft. Following a local study carried out in 1988, the Broads Authority has sought to enhance Ranworth Staithe which had been neglected. In addition to the development of the Broads Information Centre, car parking has been rationalised, overhead wires removed, ground surfaces improved and a children’s play area created on former wasteland. There is scope for further enhancement, including improvements to car parking, while seeking to retain the Broads character of the Staithe.

Policy WR 2
Woodbastwick moorings and houseboats
Proposals for improvements or replacements to the existing moorings will be permitted subject to the following criteria:

a) there would be no increase in moorings for motor craft; and

b) there would be no additional moorings created on the river frontage; and

c) no buildings or structures would be erected; and

d) the construction and design of any works proposed would be appropriate to the character and appearance of the site and the area generally.

Replacement of the existing houseboats by private moorings will be permitted subject to the replacement being on a one-for-one basis and subject to criteria b), c) and d) above.

l 15.4 Riverside land fringing Woodbastwick marshes and facing Horning riverside includes a significant number of private moorings and a smaller number of houseboats. Although the moorings are generally well maintained, some moorings, and the houseboats in particular, present a run down appearance detrimental to the visual amenity of the area. There is scope for significant improvements to the area at present occupied by the houseboats and, in accordance with Policy H10, the Authority would prefer to see the removal of the houseboats. In this 

situation, it is considered reasonable to allow the replacement of the houseboats by private moorings which, if provided in accordance with the policy criteria, will significantly improve the appearance of the area. It is also important that any maintenance or improvement works to the existing private moorings is carried out to a consistently high standard in order to enhance the character of the area and not detract from, or cause harm to, the appearance of the adjoining marshes and fens.

Great Yarmouth
16 Burgh Castle
Background information

l 16.1 The village of Burgh Castle is located to the east of the River Waveney and to the south of Breydon Water. For the most part, the village is outside the boundary of the Broads area. However, the Broads landscape, including the River Waveney and Haddiscoe Island to the west, and Burgh Castle marshes to the north, provide the setting for the village. Within the Broads area there are scattered dwellings along Back Lane and a small part of a more extensive residential area along Church Road.

l 16.2 Church Farm is a listed building, now converted to a Country Club, forming part of a complex of buildings which is prominent in the Broads landscape. Burgh Castle Church and Rectory are also important and prominent listed buildings. To the south of the Church, the remains of Burgh Castle Roman fort are located in a spectacular location overlooking the river and marshes beyond. The Roman fort is a Grade 1 listed building and a Scheduled Ancient Monument.

l 16.3 To the south of the Roman fort, part of the riverside and adjoining land have been developed for tourism purposes. This includes a large area of holiday accommodation, with associated facilities, an established marina and a boatyard site. With the exception of facilities associated with existing tourism uses, village facilities are generally outside the Broads part of Burgh Castle.

Policies and proposals
l 16.4 No development boundary has been defined for the Broads part of Burgh Castle. This is because development within the Broads area generally is outside the more consolidated areas of the village. A small area of housing along Church Road is well related to the main village but is very small-scale and entirely developed with residential plots. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development will be considered in the context of Policies H2 and EMP2. The existing boatyard will be subject to the Local Plan’s policies towards boatyards 

(eg Policies H9 and EMP5). The holiday chalet site is subject to Policies TR15 and TR16.

Policy BC 1
The Roman fort
In conjunction with English Heritage and the Norfolk Archaeological Trust, the Broads Authority will seek to implement an enhancement scheme at Burgh Castle Roman fort, including improvements to access for people with disabilities and by repairing the worn ground surfaces.

l 16.5 The remains of the Roman fort are of great importance as a Scheduled Ancient Monument and are of considerable interest to visitors. The site is owned by the Norfolk Archaeological Trust. Significant improvements to the site have already been achieved, with extra space for public access being created by converting an arable field to a grassy picnicking area. Further minor improvement will be beneficial, particularly in improving access to the site for people with disabilities. The proposals will require the consent of English Heritage and will need to be designed with particular care, in view of the special importance of the site and its exposed landscape setting. The Authority will also be seeking visual improvements to the approach to the site from Church Road, and better management of car parking for visitors to the Roman fort and to the area as a whole. The area covered by this policy is defined on the Proposals Map.

17 Filby (Inset No 6)
Background information

l 17.1 Filby, Ormesby (Great and Little), Rollesby and Lily Broads are collectively known as the ‘Trinity Broads’. These broads, which are no longer linked to the main navigable waterways, were the subject of the Trinity Broads Study, carried out by the Broads Authority in 1985. The Study concluded that the Trinity Broads were of great landscape and wildlife value, were vulnerable to disturbance and damage and required strong protection from the adverse effect of development and over-intensive recreational use. The principal existing recreational uses are sailing, angling and bird watching. Powered craft are not generally permitted on these broads.

l 17.2 The village of Filby is one of four settlements on the fringe of the Trinity Broads. Filby can be divided into three separate areas of development, two of which are located outside the Broads area. The third, along Main Road and Thrigby Road is within the Broads area, with the exception of land on the east side of Thrigby Road. The junction of Thrigby Road and Main Road is generally accepted as the centre of the village and most of the village facilities are located here. These include a 

supermarket/post office, other services, two public houses and community facilities, including a village hall.

l 17.3 To the west of Filby village, Filby and Ormesby Broads and the surrounding land enhance the approach to the village. On the northern side of Filby Broad, within the parish of Fleggburgh, there is a significant degree of existing development related to recreation and tourism. This includes a large caravan site and a sports centre. Norfolk County Council’s County Sailing Base is located to the south of Main Road, with frontage onto Filby Broad. A belt of carr woodland fringing the broad forms a valuable visual screen to this development. To the north of the main road, the Broads Authority has developed a small visitors car park and boarded walkway to a bird-hide overlooking Ormesby Broad. This facility is also linked to the village by a footbridge and footpath separated from the busy main road. Within Filby village a number of fine trees enhance the village scene, in many cases protected by Tree Preservation Orders.

Policies and proposals
l 17.4 A development boundary has been defined for the Broads part of Filby village on the Proposals Map Inset (No 6). The development boundary is drawn tightly around existing development in order to prevent encroachment into the surrounding countryside. It is particularly important to prevent development encroaching closer to the edges of Filby and Ormesby Broads, or in locations where it would be visually 

prominent viewed from the broads themselves or otherwise detrimental to the special character of this area. The retention 

of the fringing vegetation around the edges of the broad is particularly important. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment development within the development boundary will be considered in the context of Policies H1 and EMP1 and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2. 

18 Great Yarmouth - Cobholm Marshes (Inset No 7)

Background information

l 18.1 Land to the west of the Great Yarmouth Western Bypass is within the Broads Authority’s boundary. This area is referred to as Cobholm Marshes. It forms part of a wider expanse of marshland stretching along the southern edge of Breydon Water between Great Yarmouth and Burgh Castle.

l 18.2 At Cobholm, the marshland approaches the edge of the urban area of Great Yarmouth, and is prominent in public views, particularly from the western bypass. The area can be divided into three parts. Adjacent to the bypass and to the north of a retail warehouse park (which is just outside the Broads area), there are over 12 hectares (30 acres) of ‘allotments’, interspersed with a range of other uses. Much of this area is unsightly, and there is a history of persistent unauthorised uses. To the north west of this area there is marshland, most of which is used for grazing. Adjacent to Breydon Water, and to the north of the Humberstone Farm access road, much of the land is raised as a result of its former use for waste disposal and is now in use for agricultural or recreational purposes.

l 18.3 Part of Cobholm Marshes is a degraded area of the Broads, mainly as a result of a long period of neglect and the incursion of unsuitable development and land uses. It is an area requiring careful enhancement and improvement. Together with Great Yarmouth Borough Council, the Authority has carefully considered the problems and opportunities of the area. In 1991, the Authority adopted a strategy for Cobholm following a period of public consultation. Policies for the area were included in the non-statutory Cobholm Local Plan (1987). These policies have been refined in the Authority’s agreed strategy for the area and now form a basis for the policies included in this Local Plan. The policies aim both to enhance the landscape character of the area and to develop its potential for informal recreation and public enjoyment, particularly for local residents. Tree planting, forming part of landscape improvements, will need to be carefully sited and based on indigenous tree species which are appropriate to the Broads landscape. Policies do not make provision for large-scale tourism related or other major development which, it is

considered, would be damaging to the landscape character and wildlife interest of the marshes and incompatible with the overall policies of the Local Plan for the Broads area as a whole.

l 18.4 The Broads Authority, Great Yarmouth Borough Council and English Enterprises have implemented a joint scheme to create an ‘informal park’ on the fringe of Breydon Water. In the past, much of this land was used for waste disposal and, as a result, it is at a higher level than nearby marshland. The creation of this facility is a major enhancement, providing landscape improvements and opportunities for low key, informal recreation, particularly for local use.

Policies and proposals

Policy COB 1
Cobholm allotments

The Broads Authority will implement a comprehensive landscaping and tree planting scheme for the Cobholm allotments area.

l 18.5 The area affected by this policy is shown on the Proposals Map Inset (No 7). It includes bona fide allotments and other plots in a range of other uses. Much of this area is currently an eyesore. In formulating its strategy for Cobholm, the Authority considered a range of options for this land, ranging from ‘do nothing’ to complete clearance. The adopted strategy will enhance the appearance of the area, particularly from the bypass and from surrounding marshland, by strategic planting on a relatively small number of plots. The Department of the Environment, Transport and the Regions (DETR) has also been asked to consider remedial planting along the western bypass. The Authority will also 

consider means of encouraging the removal of unsightly buildings and structures within the ‘allotment’ area and will review its strategy towards this area on a regular basis, to consider whether further action is required. It is possible that resources may be made available from Derelict Land Grant financing, which would enable the Authority to implement more extensive improvements, which could include the return of derelict land to bona fide allotments, or other appropriate uses, together with further landscaping and planting. Any review of the Authority’s strategy for the area will take into account the availability of any additional financial resources, and the needs of those who have an interest in the area.

Policy COB 2
Other landscape improvements
The Broads Authority will seek to implement tree planting schemes at Humberstone Farm and Marsh Farm.

l 18.6 The large buildings at Humberstone Farm, which are mainly in agricultural use, are prominent and unsightly. Their appearance would be softened by appropriate planting, as would that of buildings at Marsh Farm, adjacent to the bypass.

19 Great Yarmouth - Newtown 

(Inset No 8)

Background information

l 19.1 A small part of the urban area of Great Yarmouth is located within the Broads area, mainly land to the west of Caister Road which includes some residential development. To the north, adjoining Caister-on-Sea parish boundary, is Bure Park which consists of an 18 hole pitch and putt course and an open amenity area totalling over 24 hectares (60 acres). To the south of this is the Port of Yarmouth Marina which contains a public house, a toilet block and, situated on the river wall, a café and a shop.

l 19.2 A petrol station, fronting Caister Road, is also located in this area, and a new residential estate extends for about 200 metres southwards between the river and Caister Road. From this point the Broads Authority boundary continues along the river bank. There is no scope for further development in the area to the south of the petrol station where it is proposed that existing uses will remain.

Policies and proposals

l 19.3 A development boundary has been defined which encompasses the existing area of residential development and the petrol station, whilst excluding the Port of Yarmouth Marina and Bure Park to the north. This is shown on the Proposals Map Inset (No 8).

l 19.4 The County Council proposes to construct a link road between the A47 and A149 (Caister Road). This road, which is intended to facilitate the development of land within the ‘Bure Loop’, is intended to join Caister Road opposite Jellicoe Road and cross the southern end of Bure Park. The proposed line of this road is protected under Policy TC3.

Policy GY 1
Port of Yarmouth Marina
The redevelopment of existing facilities at the Port of Yarmouth Marina, in order to provide enhanced replacement facilities for river users, will be encouraged provided the new facilities enhance the area and would be of a design, scale and layout appropriate to their setting.

l 19.5 Existing development at the Port of Yarmouth Marina is piecemeal and substandard, giving a poor impression of Great Yarmouth to Broads visitors. Redevelopment of these facilities will be beneficial to river users and provide an opportunity to enhance the appearance of this part of the riverside. Consideration will also be given to the need for additional short stay moorings for craft waiting on tides for passage through Great Yarmouth, and also to allow sailing craft to lower and raise their masts and sails. Careful consideration of their scale, layout and design will be required within the context of the overall policies 

of the Local Plan.

20 Ormesby St Michael (Inset No 9)

Background information

l 20.1 Filby, Ormesby (Great and Little), Rollesby and Lily Broads are collectively known as the ‘Trinity Broads’. These broads, which are no longer linked to the main navigable waterways, were the subject of the Trinity Broads Study, carried out by the Broads Authority in 1985. The Study concluded that the Trinity Broads were of great landscape and wildlife value, were vulnerable to disturbance and damage and required strong protection from the adverse effect of development and over-intensive recreational use. The principal existing recreational uses are sailing, angling and bird watching. Powered craft are not generally permitted on these broads.

l 20.2 The development in Ormesby St Michael consists mostly 

of small groups of dwellings fronting the A149, the main concentration being in the vicinity of Eels Foot Road and Burghwood Road. On the south side of the A149, in the area between this residential development and the broads, is a nursery garden, while to the north is a large water works operated by the Suffolk Water Company. The remainder of the parish consists of scattered farms and dwellings dispersed along the main road and in the open farmland. Whilst land near to Ormesby and Rollesby Broads, both north and south of Main Road, is within the Broads area, the built-up area to the east of Waterworks Road is outside the Broads area.

l 20.3 Facilities within the village are limited. In addition to Broadland Nurseries, which has a seasonal café and flower/plant shop, there is a picnic area near Rollesby Bridge, a village hall and a public house. Ormesby St Michael Staithe is located to the east of Rollesby Bridge.

Policies and proposals
l 20.4 Two areas of the Broads part of Ormesby St Michael fall within defined development boundaries and these are shown on the Proposals Map Inset (No 9). These limits have been defined closely to prevent development encroaching into the surrounding countryside and towards the two broads, for example down Eels Foot Road. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development within the development boundary will be considered in the context of Policies H1 and EMP1 and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2.

Policy ORM 1
Ormesby Waterworks
Development within the Ormesby waterworks site which is required for the reasonable operational requirements of the water treatment works will be permitted provided that:

a) proposed development is located, where possible, within groups of existing buildings and is of a design which would  minimise its visual impact, particularly when viewed from Ormesby Broad; and

b) trees which make an important contribution to the character and appearance of the area would be retained and protected during building works.

l 20.5 In 1993, planning permission was granted for additional facilities within the waterworks which were required for the removal of pesticides from drinking water. This policy provides a basis for considering any further proposals within the site, which is in a most sensitive location on the fringe of Ormesby Broad. The site contains a large number of important trees. Some trees will be lost as a result of the recently approved development. When granting planning permission in 1993, the Authority required submission of a comprehensive tree planting scheme for the site as a whole.

Policy ORM 2
Nursery
Development which is required for the reasonable operational requirements of the nursery will be permitted provided that it would not have a significant adverse effect on the character of the surrounding area, including the fringe of Rollesby Broad.

l 20.6 In recent years a significant degree of development has taken place within this site, including the provision of a manager’s dwelling and of new greenhouses. This policy provides a basis for considering further development while protecting the character of the surrounding area.

21 Rollesby (Inset No 10)

Background information

l 21.1 Filby, Ormesby (Great and Little), Rollesby and Lily Broads are collectively known as the Trinity Broads. These broads, which are no longer linked to the main navigable waterways, were the subject of the Trinity Broads Study, carried out by the Broads Authority in 1985. The Study concluded that the Trinity Broads were of great landscape and wildlife value, were vulnerable to disturbance and damage and required strong protection from the adverse effect of development and over-intensive recreational use. The principal existing recreational uses are sailing, angling and bird watching. Powered craft are not generally permitted on these broads.

l 21.2 The village of Rollesby lies to the west of Rollesby and Ormesby Broads. It consists of two separate areas. The first, located at the junction of Martham Road and Fleggburgh Road with Main Road (A149), is some distance from the Broads Authority area. The other, larger area of development is located further south-eastwards along Main Road towards Rollesby Bridge. The only part of this area inside the Broads Authority area is the small section to the south of Court Road and south west of the A149 to the south east of Court Road.

l 21.3 To the south east of Rollesby, along the A149 towards Rollesby Bridge, there is a small sporadic residential development. However the fringes of the two broads are generally free from development and, to the north of the A149, consist of mature carr woodland.

Policies and proposals

l 21.4 A development boundary has been delineated for the Broads part of Rollesby on the Proposals Map Inset (No 10). It has been drawn tightly around existing development to prevent the encroachment of development into surrounding countryside and, in particular, the consolidation of sporadic development between Rollesby village and the two nearby broads. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development within the development boundary will be considered in the 

context of Policies H1 and EMP1 and proposals outside the 

development boundary will be considered on the basis of Policies H2 and EMP2.

22 Stokesby (Inset No 11)
Background information

l 22.1 Stokesby is a small riverside village located on the north bank of the River Bure. The estimated population in mid-1995 was 275. Unusually, the whole village falls within the Broads area. The centre of the village consists of an attractive village green bordered mostly by terraces of cottages of considerable architectural and historic interest. Three of the properties are Grade II listed buildings. To the north of the green is a broiler farm. However, this is mostly screened by frontage development along Mill Road.

l 22.2 The main part of the village then extends north-westwards along Mill Road as far as Manor Farm, northwards along Croft Hill and eastwards as far as the junction of Runham and Filby Road, although this is separate from the main part of the village.

l 22.3 17 dwellings have been built in the village since mid-1981 and planning consent exists for an additional four new dwellings in the main village area. These new and proposed new dwellings have taken most of the available infill sites within the village. Any substantial new development would require the redevelopment of existing properties or the release of land outside the existing village envelope.

l 22.4 Facilities in the village include a ‘mini-market’ (with seasonal 
tea-room), fish shop/greengrocer, general store/sub-post office, public house and a village hall. The ‘Candlemaker’ is a small, locally-based visitor attraction located on Mill Road.

Policies and proposals
l 22.5 While significant infilling development has taken place in the last decade, the village of Stokesby has largely retained its character as a small Norfolk Broads village. A development boundary has been delineated on the Proposals Map Inset (No 11). It is quite tightly drawn in order to conserve the character both of the village and of the surrounding countryside. The large broiler farm to the north of Mill Road has been excluded from this development boundary. It is considered that development on this site would detract from the character of the village. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development within the development boundary will be considered in the context of Policies H1 and EMP1 and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2.

l 22.6 Important areas of public and private open space, including some common land, are identified on the Proposals Map Inset. These areas will be protected from development under Policy C12.

23 St Olaves (Inset No 12)

Background information

l 23.1 St Olaves is a small compact settlement located to the east of the River Waveney and on the fringe of an extensive block of Broads grazing marshland landscape. The main core of development is to the south of the main road (A143), along Priory Road, Priory Close, Herringfleet Road and the A143. The area to the west of Priory Road is within the Broads area. Here, residential development has spread along part of the valley side, partly replacing previous holiday chalet development. This 

development is prominent when viewed from the riverside and grazing marshes to the west. In general, development has not extended to the riverside.

l 23.2 Some village facilities are located within the Broads part 

of the village, including a public house and a shop. The St Olaves Bridge, the Bell Inn and Priory Farm are listed buildings. The remains of St Olaves Priory is a Scheduled Ancient Monument.

l 23.3 To the north of Beccles Road (A143) there is some sporadic development to the east of the river, mainly of residential or holiday chalets. The boatyards and other uses on land to the west of the River Waveney form part of Haddiscoe Parish, but are more closely associated with St Olaves village. Some riverside land downstream of St Olaves bridge contains mooring cuts and a group of leisure plots, known locally as Riverside Park, have been developed alongside an existing dyke.

Policies and proposals
l 23.4 A development boundary has been defined on the Proposals Map Inset (No 12). It has been drawn tightly around existing development on Priory Road in order to prevent encroachment onto riverside land, to prevent consolidation of sporadic development to the north of Beccles Road, and to exclude the boatyards and other uses to the west of the River Waveney. The proposed village development boundary has been the subject of discussions with Great Yarmouth Borough Council to ensure consistency with the proposed development boundary for the village as a whole. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development within the development boundary will be considered in the context of Policies H1 and EMP1 and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2.

Policy STO 1
Riverside moorings 
Development will not be permitted on the riverside mooring plots defined on the Proposals Map Inset (No 12) except for the provision of an access track, defined parking areas and small storage lockers, which will be permitted subject to a design and layout appropriate to the character of the area.

l 23.5 There are a number of long established riverside moorings on the east bank of the River Waveney to the south of St Olaves bridge. The Authority has previously taken enforcement action to secure the removal of unsightly sheds and fencing in this location. An ‘Article 4 Direction’ is in place which brings within planning control the erection or alteration of gates, fences and walls in this area. This policy allows a minimum of development to allow access to the plots, parking and a degree of storage. In considering proposals the Authority will seek to ensure that development is sensitively designed and screened, particularly from the river, in order to protect the character of this area.

Riverside Park leisure plots 
l 23.6 There are some long established leisure plots fronting a dyke on the east side of the River Waveney, with road access from Priory Road. Policy TR18 will apply to these plots which are defined on the Inset Map.

Policy STO 2
Land between the A143 Beccles Road, the New 


Cut and the River Waveney

Development to replace existing holiday chalets and commercial uses will be permitted if:

a) it forms part of a comprehensive development scheme that will enhance the area as a whole; and

b) no permanent residential accommodation will be provided other than the replacement of existing lawful permanent  residential accommodation; and 

c) landscaping, design, scale and materials are appropriate to their setting in the Broads landscape and waterways; and

d) there would be no significant adverse effect on wildlife and wildlife habitats.

l 23.7 The triangle of land between the River Waveney, the New Cut and the A143 occupies a prominent position on the fringe of St Olaves and adjacent to Haddiscoe Marshes, a large expanse of drained marshland. Existing development on the site is visible from the waterways, the main road and from the adjacent village of St Olaves. Although it is within Haddiscoe Parish, this area is more closely related to St Olaves. Some existing development within this triangle is very unsightly, including a ‘chalet park’ and some commercial development. Although the site is outside the nearby village of St Olaves, a limited scale of development would be appropriate to replace the existing unsightly buildings. In view of the location, residential development would generally not be appropriate, although the policy allows for the replacement of existing lawful permanent residential accommodation. Development should largely seek to replace existing development rather than intensifying the uses on the site. In considering development proposals, particular regard will be required to Policy B11 regarding scale, design and layout. Wherever possible the Authority will wish to encourage a comprehensive upgrading of the appearance of this area, in conjunction with any redevelopment proposals.

Riverside boatyards
l 23.8 St Olaves is a significant boatyard location on the southern rivers. The former Johnsons Boatyard is particularly important for sailing craft. The Authority will consider development proposals resulting from the operational requirements of boatyards in the context of Policy EMP5 and the Authority’s wish to retain a network of boatyards on the Broads.

24 Thurne (Inset No 13)
Background information

l 24.1 The village of Thurne is located to the east of the River Thurne, just upstream of its confluence with the River Bure. Thurne is a small village, with a population of only 140 (mid-1995 estimate). The village is linked to the River Thurne by Thurne Dyke. At the head of the dyke, the village staithe forms an important focal point for the village. The setting of the village is enhanced by an extensive block of Broads grazing marsh to the west of the village, including the Shallam Dyke SSSI and by two prominent windpumps close to the riverside.

l 24.2 The village of Thurne is almost wholly within the Broads area. Although the centre of the village is focused in the area around ‘The Lion’ public house, the form of development is divided into two fairly distinct areas. The area to the north of the staithe consists of a ribbon of frontage development on the west side of The Street, extending from the staithe to Old Lion Cottages. On the east side, the developed area is broken by open farmland and meadow between ‘The Lion’ and ‘Thatched House’. Development continues northward for 150 metres from ‘Thatched House’, which is a Grade II listed building. The second area, at the southern end of The Street, consists of a small group of dwellings, some of which date back to the 17th Century, built along the main road with a few modern properties in a cul-de-sac to the south of Church Road.

l 24.3 The two areas are separated by the staithe, The Red House and a farmyard on the west side of The Street and, on the east side, by public toilets, a shop, ‘Hedera House’ (a small holiday development) and a Methodist Chapel.

l 24.4 Within the village there is planning consent for only one new dwelling and only four new dwellings have been built in Thurne since 1981. Although the village itself is small, the local community supports a small general store, a public house, a gift shop and contains a recreation/amenity area, public toilets and a community hall linked to the Methodist Chapel. These facilities are not only important to the village but also to the visitors who use the private and visitor moorings at the staithe. In order to continue support for these facilities, it is recognised that the village must be able to sustain itself in terms of local housing need. This can generally be addressed within the limits of the defined 

development boundary. There is also scope for addressing the need for affordable housing within the context of Policy H13.

Policies and proposals
l 24.5 A development boundary has been delineated for Thurne and is shown on the Proposals Map Inset (No 13). It has generally been drawn tightly around existing development in order to retain the character of the village and to protect the surrounding countryside. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development within the development boundary will be considered in the context of Policies H1 and EMP1 and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2. The existing caravan site at The Red House is covered by Policies TR14 and TR15 and the Hedera House chalet park by Policies TR15 to TR17.

Policy THU 1
Thurne village shop
The development of an appropriately-designed small village shop to replace the existing temporary building will be encouraged on land to the east of The Street.

l 24.6 The Broads Authority has permitted, on a temporary basis, the establishment of a small village shop in a mobile building on land off The Street. Its replacement with a permanent structure would allow the retention of a valuable village facility, and give an opportunity to develop a small building of good design, which would enhance the village.

25 West Somerton (Inset No 14)
Background information

l 25.1 The village of West Somerton is situated in the Upper Thurne part of the Broads river system, an area of great landscape and wildlife importance. The village is at the head of navigation of the River Thurne and is located on slightly raised ground at the edge of a large expanse of Broads marshland which stretches towards Martham Broad, Horsey Mere and the coastal dunes. Higher land lies to the south.

l 25.2 Much of the development in the parish of West Somerton consists of scattered farms and dwellings. A small area of housing lies within an area of open farmland along The Street. The main village settlement is located along the Horsey Road close to the River Thurne. Adjacent to the Parish Staithe, an open grassed area is bounded on two sides by attractive cottages and on another side by the river, forming a scene of great Broads character. Most of the properties on the east side of Horsey Road were developed more recently and do not reflect the rural 

character of the village.

l 25.3 Outside this main core, a ribbon of development extends along the north and east side of Horsey Road to ‘The Lion’ public house. It then continues for a short distance along the south side of Cottage Road. There is further sporadic development along Sandy Lane and, to the north of Cottage Road, The Grange is located within extensive grounds.

l 25.4 Most of the main village is a Conservation Area. Despite the presence of more recent dwellings of a design which does not enhance the village, West Somerton has retained much of its character as a Broads village. The Broads Authority, together with parishioners, has carried out enhancement works around the Staithe and has recently taken enforcement action to secure the removal of unauthorised development which is damaging to its character. The population of the parish (mid-1995) was approximately 260. There are few facilities in the village, although it does have a public house.

l 25.5 Only six new dwellings have been built in West Somerton since mid-1981 and, until recently, the only residential planning consent in the parish was for the conversion of a barn, off The Street, into two residential units. In June 1993 the Broads Authority granted permission for the development of six dwellings at Staithe House Farm and the removal of existing agricultural buildings from the site. The Authority took the view that this site was within the village and the proposed development would enhance the appearance of this part of the village. In view of the importance of the site, particular care was required to achieve a design which integrated well and maintained the character of the village, and had careful regard to the appearance of the site, from the surrounding open landscape.

Policies and proposals

l 25.6 A village development boundary has been defined for 

West Somerton and is shown on the Proposals Map Inset (No 14). It has been tightly drawn around the core of the village in order to prevent further consolidation of sporadic development fringing this area, including development along Horsey Road and Sandy Lane. This approach will best retain the character of the village and of the surrounding countryside. 

l 25.7 The village staithe is an area of important public open space which will be protected under Policy C12. Policies B5 to B10 will protect the Conservation Area.

North Norfolk

26 Barton Turf 

Background information

l 26.1 Barton Turf village is close to the northern end of Barton Broad. Although the village is almost entirely outside the Broads Authority area, it is closely related to the Broads and is an important boat mooring centre. The Parish Staithe and surrounding land, including extensive boat moorings and a boatyard, fall within the Broads Authority area. Irstead is also within the parish of Barton Turf, as is part of Neatishead (see page 203). Barton Irstead Staithe is an attractive local facility at the southern end of Barton Broad.

Policies and proposals
l 26.2 The Broads part of Barton Turf village is outside the main village and is within a Site of Special Scientific Interest. It will not normally be appropriate to encourage development in the Broads part of Barton Turf. No village development boundary is defined within the Broads area. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development will be considered in the context of Policies H2 and EMP2.

l 26.3 Barton Parish Staithe and Barton Irstead Staithe are 

important local facilities with small areas of public car parking associated with them. The staithes will be protected from the adverse effect of development by Policy C12. Development within the existing boatyard will be covered by the general boatyard policies, including Policy EMP5.

27 Dilham (Inset No 15)
Background information

l 27.1 Dilham is a small village located in the upper River Ant 

valley. The village, which is mostly within the boundaries of the Broads area, is connected to the River Ant via Tylers Cut and the North Walsham and Dilham Canal. Within the village, development is concentrated along The Street and, to a lesser extent, Mill Road, where a degree of new development has taken place in recent years. To the rear of The Street there is an area of private moorings centred around two main dykes which are connected to Tylers Cut. Dilham Staithe and some Broads Authority 24 hour moorings are located at the head of Tylers Cut where there is also a turning basin.

Policies and proposals

l 27.2 A development boundary has been delineated for the Broads part of Dilham on the Proposals Map Inset (No 15). It includes existing development along The Street and some existing development along Mill Road. With respect to residential development, Policy H1 will apply within this area and outside it Policy H2 will apply. When applicable, the policies in Part 1 of the Local Plan will apply in Dilham. In particular Policy C12 will protect Dilham Staithe from any damaging development.

28 Hickling Staithe and surrounding area (Inset No 16)

Background information

l 28.1 The village of Hickling is outside the Broads Authority boundary although Hickling Staithe and surrounding land, together with Hickling Broad, are within it. Land off The Causeway and Town Street are also within the Broads area.

l 28.2 Hickling Staithe and the immediately surrounding area form the major point of land access to Hickling Broad, a nature reserve of national and international status. It is also the key point of access for a range of recreational uses of the broad. In addition to the staithe itself, the immediate surroundings include the ‘Pleasure Boat Inn’ public house, the Whispering Reeds boatyard, and the Hickling Sailing Club. The Hickling Windsurfing Club has established a club car park on land to the north of Staithe Road, just outside the boundary of the Broads area. The concentration of recreational use has introduced pressures and difficulties of management which threaten the attractiveness and Broads 

character of Hickling Staithe and its surroundings.

l 28.3 In response to these issues, the Broads Authority commissioned the Hickling Staithe Land Use Study which was adopted by the Authority in March 1993, following extensive public consultation. The aim of the study was to produce an agreed range of measures for the protection and enhancement of the Hickling Staithe area. In view of the sensitivity of the 

surrounding area, the Study did not seek to attract more intensive recreational use. 

Policies and proposals
l 28.4 No development boundary has been delineated for the Hickling Staithe area, which is considered to be outside the village of Hickling for planning purposes. The designation of a development boundary for Hickling village is a matter for the North Norfolk Local Plan. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development will be considered in the context of Policies H2 and EMP2. In particular, attention is drawn to Policy EMP5 concerning boatyards and to Policy C12, which will help to protect Hickling Staithe. Policy B11 concerning the design of new buildings or extensions will be particularly relevant with respect to prominent waterside buildings. Residential 

development will not normally be appropriate in the Hickling Staithe area. 

Policy HICK 1
Environmental enhancements
The Broads Authority will implement a range of enhancement 

projects in the Hickling Staithe area.

l 28.5 The potential for enhancement projects at Hickling Staithe was identified in the Hickling Staithe Land Use Study. Potential areas include improved public access in appropriate locations, visual improvement (such as tree planting, ground surface improvement and the re-siting of houseboats) and improved management of visitors through wardening. Proposals to create a replacement launching point for windsurfers in order to improve the management of different recreational uses arose through public consultation on the Study. Planning permission has now been granted and the scheme implemented. The creation of such a facility is appropriate, provided that it does not encourage intensification of recreational use. A planning obligation requires that use of the existing beach for launching craft ceases. It is intended that the existing beach becomes available for public access. Care has been taken in designing the new beach to minimise the effect on the natural environment and on boat movements. On this basis, the benefits to recreational 

management and public access were considered to outweigh the small incursion into the SSSI which has resulted.

29 Horning (Inset Nos 17a & 17b)

Background information

l 29.1 Horning is one of the larger Broads riverside villages and 

is located on the middle part of the River Bure. The village is an important focus for visitors to the Broads and is centred around ‘Swan Corner’, a sharp bend in the River Bure. A large part of the village falls outside the Broads area and is not covered by this Local Plan. Land within the Broads area is mainly between the River Bure and Lower Street and, at the northern end of the village, between the river and the A1062 road.

l 29.2 The Broads part of Horning includes a complex mixture 

of development and land uses. The predominant uses are commercial (particularly shops, boatyards and public houses/hotels), residential, holiday accommodation and other leisure related uses, including the Horning Sailing Club. The strip of land between the river and Lower Street increases in width towards the southern end of the village. Numerous cuts and dykes have been formed, creating a complex intermingling of water, buildings and open space. Although the quality of building design varies greatly, there are many properties of considerable character, particularly riverside chalets and boathouses. Whilst there has been some erosion of this character through insensitive development, Horning has retained a distinctive Broads quality. 

In 1988, the Horning Conservation Area was designated jointly with North Norfolk District Council. It includes much of the land between Lower Street and the River Bure.

l 29.3 Horning provides a range of services and facilities for Broads visitors and residents, including shops and eating places, the sailing club, boatyards and the village staithe, which is a valued area of open space with temporary moorings. Most boatyards are located at the southern end of the village, particularly on the Ferry View Estate. Considerable development has taken place at the Ferry boatyard in the last 10 years, including a small leisure centre and holiday accommodation, significantly changing the character of this part of the village. At the northern end of Lower Street, there are a number of substantial residential properties and boathouses in the Ropes Hill area, located around a substantial dyke which is linked to the main river. To the west of this, the former Southgates boatyard has been redeveloped for residential purposes with an associated marina.

l 29.4 The area known as Crabbetts Marsh is an extensive block of land located between the A1062 and the River Bure. There are established dwellings and holiday chalets fronting the river and a dyke which runs parallel to the river. During the 1970s, land to the north of these riverside plots, consisting of wet carr woodland, was subdivided into over 80 plots. Over a long period persistent problems have arisen in this area from unauthorised uses and development, including the mooring of boats and tipping of material to raise ground levels.

l 29.5 Horning is on one of the busiest stretches of the Broads river system. The Broads Authority’s 1994 census showed an average of about 850 craft on each of the three survey days at the Horning/Woodbastwick census point. This adds to the recreational importance of Horning village for local residents and Broads visitors. However, the village is also set in the context of a sensitive area of Broads landscape, much of it consisting of fen or carr woodland within the Bure Marshes National Nature Reserve. Hoveton Little Broad and Cockshoot Broad, both of which have key roles in the Authority’s Broads Restoration Programme, are located nearby.

Policies and proposals
l 29.6 Where they are applicable the policies of Part 1 of the Local Plan will operate in the Broads part of Horning village. In particular, Policies B5 to B10 will apply within the Conservation Area. A development boundary has been defined for the Broads part of Horning. Within this area proposals for new residential development will be considered under Policy H1, while outside it Policy H2 will apply. Within the development boundary, Horning Staithe is an open space of particular amenity value, which is specifically protected by Policy C12. There are also many other areas of open land, mainly private land within existing curtilages, often in waterside locations. In considering development 

proposals, particular consideration will be given to criterion (c) of Policy H1 to avoid loss of these areas, which contribute to the character of the Broads part of Horning village. This is likely to be a considerable constraint on new development. Care will also be needed with respect to Policy B11, to ensure that any new building is of appropriate scale and design.

l 29.7 The development boundary has been drawn to exclude

a number of peripheral areas:

a) land in the vicinity of Ropes Hill Dyke, at the northern end of the village. Although the existing dwellings which front onto the main road (A1062) are included within the development boundary, other development, including boathouses off Ropes Hill Dyke, has been excluded. Road access along Ropes Hill Dyke and Ropes Hill (off Lower Street) is poor. The development boundary also excludes substantial areas of open land adjacent to the Swan Hotel which enhances the amenity of the village and the riverside;

b) boatyards and other development (mainly chalets) at the southern end of the village, to the south-east of Ferry Road, including Ferry View estate;

c) Crabbetts Marsh and the former Southgates Boatyard area at the northern end of the village.

Policy HOR 1
Waterside plots
Within the area of waterside plots defined on the Proposals Map Inset (No 17a) as being covered by this policy, the replacement or extension of existing buildings, and the development of new buildings appropriate to mooring use, including boathouses, will be permitted provided that:

a) the development would not have a significant adverse effect on the character of the landscape, waterways or wildlife; and

b) the development would not include the provision of residential accommodation, other than by the replacement or extension of existing dwellings. 

The development of new dwellings, including holiday dwellings, will not be permitted.

Policy HOR 2
Crabbetts Marsh
Development will not be permitted within the Crabbetts Marsh area as defined on the Proposals Map Inset (No 17a).

l 29.8 The areas covered by Policies HOR1 and HOR2 are defined on the Proposals Map Inset (No 17a). The Policy HOR1 area includes:

a) a ribbon of development which extends for some 800 metres westward from Horning. This area is mainly occupied by holiday chalets, some dwellings, boathouses and mooring plots. It is served by two narrow tracks which run through carr woodland to the A1062 Horning Road. This area also includes a number of established mooring plots to the west of the Thirty Foot Dyke (known locally as Plots G to L);

b) the ‘Ropes Hill Dyke’ area. An extensive dyke runs off the River Bure near Swan Corner and much of the land surrounding the dyke has been sub-divided into large plots, many with boathouses or dwellings. In most of this area road access is of a poor standard.

Horning Sailing Club is within this area.

l 29.9 Development which has occurred within the Policy HOR1 area has already significantly affected the character of Horning. 

In the context of the overall strategy for the Broads it is important to prevent further intensification of development which would be likely to damage the character and appearance of the area. While Policy HOR1 will not allow new dwellings, other than by replacement, it does allow the extension of existing buildings. 

It also allows some new buildings required for mooring use, 

subject to appropriate criteria. Where relevant, development should comply with the requirements of Policy TR16 with regard to plot ratio and plot frontage.

l 29.10 Policy HOR2 will not permit development in the area of Crabbetts Marsh which is defined on the Proposals Map Inset 

(No 17a). This area has a complex planning history, having been 

divided into some 80 woodland plots in the early 1970s. The local planning authorities, including, in the later years, the Broads Authority, have consistently refused to permit development in this area of Crabbetts Marsh, including, for example, mooring development, the raising of land levels through tipping and use as leisure plots. The approach has been upheld at planning appeals. This area of Crabbetts Marsh is a large block of carr woodland which is of landscape and nature conservation value. To permit development within this area of Crabbetts Marsh would be contrary to strategic planning policy (see page 21) and to Policy C1 which protects carr woodland from damaging development. The use of this area of Crabbetts Marsh for private moorings would also conflict with the Local Plan’s policies to constrain development leading to a growth in motor craft. The introduction of, for example, caravans or sheds, would be detrimental to the character of the area, particularly on a cumulative basis.

l 29.11 With the exception of part of the Ropes Hill Dyke area, the HOR1 and HOR2 areas rely on access onto the A1062 at a junction where conditions do not meet current highway standards. Policies HOR1 and HOR2 take account of the undesirability of exacerbating these unsatisfactory conditions to the detriment of highway safety.

Policy HOR 3
Enhancement projects at Horning
The Authority will encourage and seek to implement enhancement projects at Horning.

l 29.12 Horning is an important centre for Broads visitors, and much of the Broads part of the village is a Conservation Area. Where suitable opportunities arise, the Broads Authority is able to pursue and encourage projects to maintain and enhance the character and appearance of the village. This could include improvements to the Swan Corner area, for example by removal of an old air raid shelter which is an unattractive building and by improving the appearance of the car park. Horning Sailing Club is an important facility for water recreation on the Broads and occupies prominent riverside sites. Where opportunities arise, the Broads Authority will encourage improvement to facilities or buildings which further enhance the site, subject to the policies of the Local Plan.

Woodbastwick moorings

l 29.13 On part of the riverbank opposite Horning village, there is an extensive area of moorings for boats and houseboats. 

A policy for this area is included in the section of the Local Plan dealing with Woodbastwick and Ranworth (see page 173).

30 Ludham (Inset No 18)

Background information

l 30.1 Ludham is a large village of considerable Broads character located to the north of Womack Water, a tributary of the River Thurne. Most of the village, which is centred around the High Street, falls outside the Broads Authority boundary. Land falling within the Broads area is to the east of Staithe Road, to the south of Yarmouth Road and to the west of Horsefen Road. A small part of the village centre is within the Broads area, including several small shops together with some residential properties. There is a small furniture making operation to the south of Yarmouth Road.

l 30.2 Along Horsefen Road some sites have been developed, principally for recreation and tourism purposes. This includes a boatyard, a small holiday chalet park, the Norfolk Wherry Trust site and the Heritage Fleet base. The Broads Authority’s field base has been established on land between the Heritage Fleet base and the Wherry Trust site. A small amount of residential development has also taken place along Horsefen Road. The parish staithe is also off Horsefen Road and, together with Broads Authority 24 hour moorings, provides a valuable amenity for residents and visitors.

l 30.3 Development is sporadic on the east side of Staithe Road, which is within the Broads area, consisting mainly of residential properties and including a Doctor’s surgery. Most of Ludham is a Conservation Area, which was designated in 1974 and includes the Broads part of the village.

Policies and proposals
l 30.4 A development boundary has been drawn for the Broads part of Ludham and is shown on the Proposals Map Inset (No 18). The boundary has been tightly drawn in order to help conserve the character of the Broads part of Ludham. It includes only a small part of the village centre. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development within the 

development boundary will be considered in the context of Policies H1 and EMP1 and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2. Horsefen Road and most of Staithe Road have been excluded from the development boundary in order to prevent the consolidation of sporadic development in those locations. 

The definition of a development boundary for the remainder of Ludham village, outside the Broads area, is a matter for the North Norfolk Local Plan.

l 30.5 Policies in Part 1 of the Local Plan relating to Conservation Areas (Policies B5 to B10) and to the protection of staithes (Policy C12) from damaging development will be of particular relevance in Ludham.

31 Neatishead (Inset No 19)

Background information

l 31.1 The village of Neatishead has developed around the Lime Kiln Dyke, a long dyke which extends westwards from Barton Broad. Although closely related to the Broads, much of Neatishead village falls outside the Broads Authority boundary. Only a small element, including some existing development along Irstead Road, falls within it. Neatishead Staithe is located off Irstead Road and Gay’s Staithe is located further east, outside the village. A watersports centre for the people with disabilities has been developed at ‘Roanoke’, a dwelling to the north of Irstead Road. Much of the village, including land within the Broads area is within Neatishead Conservation Area, which was designated in 1975 and the village retains much of its Broads character. To the north east of the village a ribbon of residential properties has developed stretching along Hall Road, towards Barton Turf. Many of these properties, which are of varying ages and designs, with no common architectural style, have extensive plots, running down to Lime Kiln Dyke.

Policies and proposals

l 31.2 A development boundary has been designated for the Broads part of Neatishead as defined on the Proposals Map Inset (No 19). In order to conserve the character of the village it has been tightly drawn to exclude peripheral development along Irstead Road and Hall Road. The designation of a development boundary for the remainder of the village, which is outside the Broads area, is a matter for the North Norfolk Local Plan. The policies of Part 1 of the Local Plan will apply where they are relevant, including policies for Conservation Areas (Policies B5 to B10). Proposals for housing and employment related development within the development boundary will be considered in the context of Policies H1 and EMP1 and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2. Neatishead Staithe and Gay’s Staithe (which lies to the east of the Inset area) are important local amenities which will be protected by Policy C12.

32 Potter Heigham Bridge 

(Inset Nos 20a, 20b, 20c & 20d)

Background information

l 32.1 Development around the old Potter Heigham Bridge lies within the Broads area and is distinct from the villages of Potter Heigham and Repps with Bastwick, which are outside the Broads area. Existing development near the old bridge is principally related to recreation and tourism and includes boatyards, shops and commercial uses, including two public houses. The old bridge area is now bypassed by the A149. Adjacent to the old bridge, Potter Heigham Staithe is an important open area for public access and enjoyment. Along both banks, upstream and 

downstream of the old bridge, the riverbanks have been divided into a large number of plots, many of them containing chalets and others used for mooring purposes. The Potter Heigham side of the River Thurne is within North Norfolk District while the Repps-with-Bastwick side is within Great Yarmouth Borough.

l 32.2 Potter Heigham Bridge is a busy and important Broads riverside location on the northern rivers. It is in a sensitive location, being surrounded by Broads grazing marshes, forming the gateway to the Upper Thurne system of rivers and broads. The Upper Thurne is of particular wildlife and nature conservation importance. Much of it is a designated National Nature Reserve and forms part of the Broads ‘Ramsar/Special Protection Area’. These designations are explained in Chapter 2 of the Local Plan and Policy C6 constrains development leading to increased boating on the Upper Thurne. The Broads Authority has consistently pursued policies designed to protect the Upper Thurne from damaging development.

l 32.3 Development around Potter Heigham Bridge grew up in a haphazard and uncoordinated manner. In recent years, the Broads Authority has pursued policies encouraging enhancement of the built environment and the development of a more cohesive riverside centre around Potter Heigham Bridge. In 1985, the non-statutory Potter Heigham Bridge Local Plan was adopted. 

It contained a range of policies intended to secure a substantial 

enhancement of the built environment, whilst providing for the continuation and development of its function as a visitor centre. Whilst that local plan is superseded for development control purposes, many of its policies are reflected in the policies of this Local Plan.

Policies and proposals
l 32.4 The development around Potter Heigham Bridge is outside the nearby villages of Potter Heigham and Repps with Bastwick, and the definition of a development boundary would not be appropriate. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development will be considered in the context of Policies H2 and EMP2.

l 32.5 The Potter Heigham Bridge area is shown on Proposals Map Inset (No 20b) in order to define the area where policies in this section will apply. The boundary is tightly drawn to include the concentration of established development around the old bridge, which is clearly distinguished from the surrounding countryside. 

It excludes a substantial block of land to the south-west of the Herbert Woods boatyard. This land is currently Broads grazing marsh but has had the benefit of planning permission for a major development, including a marina and holiday accommodation. 

This permission has now lapsed, and it is now considered that 

development in this location would be inappropriate. It would result in a major intrusion of development into the Broads marshland and would conflict with other Local Plan policies. It is important that further extensions of development into the surrounding marshland, such as this, should be prevented in order to protect the landscape which forms a setting for the Potter Heigham Bridge area, and in order to retain the distinction between the riverside development and the surrounding villages.

Policy PHB 1
Recreation and tourism development
Within the Potter Heigham Bridge area, as defined on the Proposals Map Inset (No 20b), development for recreation and tourism purposes will be permitted provided that all the following criteria are met:

a) it would result in a positive enhancement of the built environment; and

b) it would not lead to an increase in boating activity on the Upper Thurne; and

c) it would not have a significant adverse effect on the residential amenities of adjoining occupiers.

l 32.6 Within the developed area, existing buildings are scattered and some key sites are under-utilised. Subject to the criteria in Policy PHB1, there is scope for some carefully controlled new development in order to support the riverside recreational role of Potter Heigham, while providing opportunities to enhance the built environment, which currently has a poor appearance and character. Proposed development must comply with other relevant policies in Part 1 of the Local Plan, and also have particular regard to avoiding visual intrusion by appropriate scale and design (Policy B11) and protecting wildlife and wildlife 

habitats. Careful consideration will be required of parking, access and highway standards and the effect of additional traffic on the local highway network (Policy TC8). Development should also have regard to the residential amenity of neighbouring property. This includes aspects such as daylighting, sunlighting, overlooking, privacy, freedom from undue noise or disturbance from new development too close to existing dwellings.

Policy PHB 2
Environmental enhancements at Potter 




Heigham Bridge

Environmental enhancement schemes will continue to be implemented to enhance the character and appearance of the Potter Heigham Bridge area.

Policy PHB 3
Traffic management
The Broads Authority will encourage and promote appropriate traffic management measures in the Potter Heigham Bridge area, in consultation with the Highway Authority.

l 32.7 The Potter Heigham Bridge Local Plan proposed a wide range of enhancements in the bridge area, for example improvements to Potter Heigham Staithe, tree planting, improvements to surfacing and quayheading and relocation of  toilets and other facilities. It also included a number of development proposals which are linked to the overall strategy for enhancing Potter Heigham Bridge. Some improvements have been implemented, for example on the staithe. Some key sites, 

including land between the old and new bridges, have been secured for public use. Partly due to resource constraints, progress has been limited and a great deal remains to be done. The Broads Authority remains strongly committed to enhancements at Potter Heigham Bridge. Where appropriate, key development proposals are included in this Local Plan.

l 32.8 With regard to road traffic, the Potter Heigham Bridge Local Plan (1985) proposed the creation of a ‘pedestrian priority zone’ in the vicinity of the old bridge. This proposal is retained for consideration during the period of this Local Plan. It would result in improved conditions for pedestrians and would be achieved by controlled timing of traffic signals to favour pedestrians, and by new road surfacing and signs to reduce traffic speeds and alert drivers to the changed priorities. It is also intended to press the County Council to give further consideration to the seasonal closure of the old bridge. Consideration could also be given to the provision of a new pedestrian bridge close to the old bridge, as a means of separating pedestrians and vehicles. Extensive consultations will need to take place with Norfolk County Council, as the Highway Authority who have responsibility for initiating and implementing any future traffic schemes. The Authority will emphasise the need for a Traffic Management Study to be undertaken, to examine the issues of vehicular and pedestrian movements and car parking in the Potter Heigham Bridge area.

Policy PHB 4
Retail development
Further retail development will not be permitted at Potter Heigham Bridge other than the replacement or minor extension of existing shopping floor space and an element of retail development as part of the development proposed under Policy PHB5.

l 32.9 Although the Potter Heigham Bridge area is outside established shopping centres, shopping facilities have been developed mainly to cater for visitors and to serve local residents. Further substantial retail development would be contrary to strategic shopping policies and could generate unacceptable traffic flows. However, the policy defines those circumstances in which a limited degree of retail development is acceptable.

Car parking

l 32.10 The Broads Authority will continue to monitor the need for public car parking at Potter Heigham Bridge. Although there is substantial private car parking, there is little free public car parking at Potter Heigham Bridge. The Potter Heigham Bridge Local Plan identified a need for some public parking for cars and coaches and proposed a site to the south of the River Thurne. However, for various reasons, including land ownership and the availability of resources, this proposal has not been implemented. Extensive parking is available within the Broadshaven Boatyard site but it is commercially controlled. However, the Authority will continue to monitor the need for car parking and will liaise closely with Norfolk County Council, to ensure that car parking arrangements in the Potter Heigham Bridge area are examined in the wider context of a Traffic Management Study.

Policy PHB 5
Broadshaven boatyard and Florencia Café site
Development proposals which improve the operation of the boatyard and the provision of facilities for visitors will be permitted subject to the following criteria:

a) they form part of a comprehensive development strategy for the boatyard and do not prejudice the implementation of a comprehensive development scheme for the site as a whole; and

b) the scale, siting and design are such that the development would positively enhance the character and appearance of the boatyard and of Potter Heigham Bridge as a whole; and

c) it would not have a significant adverse effect on the residential amenities of adjoining occupiers.

Such development may include elements of holiday accommodation, appropriate visitor facilities and small-scale shopping facilities.

l 32.11 The Broads Authority has prepared a Planning Brief for this site and will have regard to that Brief when considering development proposals. Subject to careful consideration of design and layout, limited development within the Broadshaven boatyard has considerable potential to enhance the character and appearance of the bridge area as a whole, to improve the economic viability of the boatyard and to strengthen the tourism role of Potter Heigham Bridge. In general, new development should be concentrated towards the Bridge Road end of the site. It should include the redevelopment of the Florencia Café site and an element of public car parking would be beneficial. 

l 32.12 The Planning Brief envisages limited development within the Broadshaven boatyard site, as a means of improving the character and appearance of the Potter Heigham Bridge area while also assisting the continued viability of the boatyard. Three main elements of development are envisaged. Firstly, redevelopment on the Florencia café site for catering use and small shop units. Secondly, the use of some existing boatyard buildings for a Broads Museum and, thirdly, the development of 

up to 20 units of holiday accommodation, on the site of some 

existing boatsheds. Careful consideration will have to be given to the traffic generation, car parking and highway standards (Policy TC8); to the boat mooring aspects of new development; to the effects on adjoining residential amenities and the need for comprehensive landscaping proposals in any scheme. Adequate safeguards would also be required to ensure that new uses do not generate additional boating activity on the Upper Thurne, in accordance with Policy C6 in Part 1 of the Local Plan and Policy PHB1 on page 205.

l 32.13 In January 1994 the Broads Authority decided to approve a planning application for the change of use of an existing boatshed to use as a Broads Museum. This decision was subject to the inclusion of the following in planning conditions or planning obligation:

a) the provision of adequate parking spaces and short stay boat moorings for museum visitors;

b) control of the number of hire craft and passenger craft to be operated from the Broadshaven yard as a whole, including the museum site;

c) the submission and approval of details regarding highway access.

In September 1994 the Authority decided to approve the demolition of the Florencia café building and its replacement with a new building complex, subject to various conditions and a legal agreement. In November 1994 the Authority also decided to approve a further scheme involving the demolition of three wet boatsheds and the erection of 20 holiday units subject to details of design and materials and appropriate conditions including the phasing of the scheme.

Policy PHB 6
Broads Information Centre
A Broads Information Centre will be developed at Potter Heigham Bridge on one of two sites:

a) on the north bank of the River Thurne on land between the old bridge and the A149 bridge; or

b) as part of the development referred to in Policy PHB5.

l 32.14 The provision of an information centre at Potter Heigham Bridge is a long standing element of the Authority’s Information and Interpretation strategy which is included in the Broads Plan and aims to establish centres at a small number of key visitor locations in the Broads. Land ‘between the bridges’, which was formerly occupied by derelict boatsheds, has been acquired by the Broads Authority in order to develop a Broads Information Centre. Some groundworks have already been carried out and interim landscaping works have been put in place to improve the appearance of the site. The development of a Broads Information Centre will considerably enhance the appearance of this site. The remainder of the site will form a landscaped area for public access around the centre and to the riverside and is already providing a valuable public open space. Alternatively, the Authority may provide a Broads Information Centre as part of the redevelopment referred to in Policy PHB5. This would provide an appropriate site, close to Potter Heigham Staithe, for this facility. 

In this case, the site ‘between the bridges’ would remain as a valuable public open space. In 1996 the Authority opened a temporary Broads Information centre in part of the Florencia Café building.

Policy PHB 7
Broadshaven Hotel and adjacent sites
Redevelopment of the Broadshaven Hotel site and adjacent land, as shown on the Proposals Map Inset (No 20b), for holiday or recreational uses will be permitted provided that all the following criteria are met:

a) it forms part of a comprehensive development for the site 

as a whole or does not preclude the implementation of a 

comprehensive development; and

b) the scale, siting and design are such that the development would positively enhance the character and appearance of the site and of Potter Heigham Bridge as a whole; and

c) it would not have a significant adverse effect on the amenity of adjoining occupiers.

Residential or employment development will not be permitted except where it is directly related to other uses permitted on the site.

l 32.15 This area of land has developed in a haphazard manner and, in addition to the hotel, includes ‘backland’ areas used for servicing, storage lock-ups, garages and parking. It also includes one private dwelling. Comprehensive redevelopment of this land for uses related to the holiday or recreational function of Potter Heigham Bridge would be acceptable. However, particular care will be required in formulating an appropriate scheme which has regard to Policy PHB1, particularly in view of the prominence of this site, both from the river and from the Bridge Road frontage. Any new residential or employment related development must comply with Policies H2 or EMP2 of the Local Plan and be directly related to, and required for other uses on the site. In the context of Policy TC8 any development should comply with parking, access and highway requirements, including appropriate provision for delivery vehicles.

Bridge Hotel
l 32.16 For many years the Bridge Hotel was a prominent 

landmark building close to Potter Heigham Bridge. It provided a popular riverside setting for visitors with its lawns and willow trees. Unfortunately, the building was burnt down during 1991 and has yet to be rebuilt. The Broads Authority is concerned that the current appearance of the site severely detracts from the character of the area. The Broads Authority has granted planning permission for a suitable scheme for the reconstruction of the hotel. Subject to the approval of a detailed landscaping scheme, this proposal will enhance the riverside in this important location.

The rond plots

Background

l 32.17 The rond plots upstream and downstream of Potter Heigham Bridge are the largest concentration of this type of development in the Broads. Numbering over 200, the plots stretch for almost 4.5 kilometres and occupy the narrow strip of land between the river and the flood wall. The plots are not defended from flooding and, for this and other reasons, a similar development would not be accepted today. There is generally no road access to the chalets, access being gained by a narrow footpath or by water. The chalets do have mains water and 

electricity but, while those on the north bank generally have mains drainage, those on the south bank rely on chemical toilets. 

The Potter Heigham Bridge Local Plan referred to the need for improved sewage disposal arrangements for the chalets on the south bank. Although many are used as holiday residences, it is likely that some chalets are permanently occupied.

l 32.18 Chalet development in this location has taken place since the 1920s. Until the 1980s the rond plots were controlled by Anglian Water. Since then, responsibility for management of many of the plots has been transferred to the Thurne Bungalow Management Company. At the same time, the Broads Authority has acquired a long leasehold control of 87 of the plots.

l 32.19 In recent years relatively little new development has been permitted, other than replacement or extension of existing chalets. The quality and design of building varies greatly from simple huts to prefabricated buildings, often mounted on piers or walls to raise them above flood level. In many cases, design standards are inappropriate to the Broads, even in some newer buildings. Some plots have boat houses or shelters and many are simply mooring plots, with boats moored in off-river cuts. Although the fences, hedges and outbuildings associated with the plots detract from the rural character of the area, the informality and variety of chalet styles is of interest to some visitors and plots clearly provide considerable enjoyment to their occupiers.

Policies and proposals
Policy PHB 8
Vacant plots and mooring plots
Development will not be permitted on vacant plots or mooring plots other than, in the case of mooring plots, storage lockers for use incidental to the enjoyment of the mooring plots.

Policy PHB 9
Replacement or extension of existing chalets 



and other buildings

The replacement or extension of existing chalets and other buildings will be permitted provided that;

a) the replacement building or extension is single storey in height and complies with policy B11; and

b) the resulting plot coverage of the chalet and/or building does not exceed a plot ratio of 0.7:1 and occupy more than 70% of the plot frontage.

l 32.20 The replacement of a chalet with a new one is normally acceptable, subject to the Local Plan’s policies concerning siting, scale, design and materials. Extensions to chalets can also be acceptable. However, it is important that the extension does not result in a building which is over dominant on its plot. Existing chalet development is almost entirely single storey. The erection of upper storeys would be inappropriate and it would result in chalet development becoming more visually dominant in this part of the Broads river system.

Policy PHB 10
Sewage disposal facilities
The development of facilities to improve sewage disposal for chalets on both banks of the River Thurne will be permitted, subject to the effect on the amenity of nearby plots and of areas of intensive visitor use.

l 32.21 The need for improved sewage disposal facilities was recognised in the Potter Heigham Bridge Local Plan. Improvements are likely to include the provision of sealed holding chambers at chalets. They could also include the provision of a new location for disposal of effluent from a barge into the mains system, subject to careful consideration of the potential effect of smell and other nuisance to nearby properties and areas intensively used by visitors. One possible location for such 

a disposal point is within the Broadshaven boatyard site.

Policy PHB 11
Green bank zones
Development will not be permitted within the ‘green bank zones’ defined on the Proposals Map Insets.

l 32.22 During preparation of the Potter Heigham Bridge Local Plan there was considerable discussion of the merits of retaining or removing riverside chalets at Potter Heigham. It was considered that the extent and continuity of development had a damaging and suburbanising effect on the waterside, obstructing views of the landscape. There are few trees to help integrate the development in the landscape, probably mainly due to the narrowness of the plots. The long stretches of chalets also 

constrain public access to and views of the riverside. On the other hand, occupiers of the plots clearly attach considerable value and enjoyment to their plots and the informal character of the development is seen by some as an attraction.

l 32.23 The issue of the removal of some of the riverside chalets led to considerable concern and objection during preparation of the Broads Local Plan. It is not now a requirement of the Broads Local Plan that chalets or other buildings be removed. Instead, the Broads Authority will seek to work with landowners, occupiers and other agencies to encourage and implement improvements to the character and appearance of the rond plots upstream and downstream of Potter Heigham Bridge. The green bank zones which are defined on the Proposals Map Insets (Nos 20a, 20b, 20c and 20d) are undeveloped areas which create a valuable contrast with the built development in the area and provide views of and from the river. Policy PHB11 will safeguard these undeveloped areas of riverbank and prevent the further extension of chalet developments in the area.

33 Stalham Staithe and surrounding area (Inset No 21)

Background information

l 33.1 The town of Stalham is almost entirely outside the Broads area. However, Stalham Staithe, Mill Road and surrounding land is part of the Broads. Stalham Staithe is at the head of Stalham Dyke, a waterway which runs north-eastwards from the upper River Ant. The Stalham Staithe area is separated from the main village by the A149, Stalham Bypass. It includes a number of boatyards, the largest of which, Richardson’s boatyard, operates a large number of motor hire craft and is one of the biggest Broads boatyards. The Richardson’s site includes a number of industrial type buildings which detract from the character of this part of the Broads. Concern has also been expressed about the large number of motor craft generated by this boatyard.

l 33.2 Nearer to Stalham Staithe itself, the Old Granary (a listed building) and other nineteenth century buildings contribute to the character of the area, which is also enhanced by a number of dwellings along Mill Road, by the network of waterways and by open spaces. In April 1991, the Broads Authority decided to designate Stalham Staithe as a Conservation Area. The Authority has already carried out some enhancement work around Stalham Staithe, and further work could include removal of eyesores and 

appropriate tree planting. The former ‘Broads Edge’ holiday village is located approximately 400 metres to the south of Stalham Staithe, with access off Mill Road. The Broads Edge site was developed in the early 1960s for holiday purposes. The site includes a number of dykes and basins which run off the main Stalham Dyke. Within the site, development includes holiday chalets, houseboats, moorings, a clubhouse/restaurant, swimming pool and associated facilities. Development did not extend into adjacent land, which is now carr woodland, although that land was covered by some early planning permissions. The Broads Edge site is currently little used and much of the development is dilapidated. Downstream of the Broads Edge site, there is a large marina.

Policies and proposals
l 33.3 Development in the Stalham Staithe area is mainly for boatyard and tourism purposes, together with a limited amount of existing residential development and employment uses in former mill buildings. It is not a separate village but is detached from part of Stalham by the bypass. Mill Road, which serves the area is, for the most part, a narrow country lane unsuitable for catering for further development. Further water-related development is also likely to generate additional craft on the upper River Ant, contrary to Policy C4. No development boundary has been established for Stalham Staithe, so that further development, including residential development, will be strictly controlled. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development will be considered in the context of Policies H2 and EMP2. Within the Stalham Staithe Conservation Area, Policies B5 to B10 and Policy C12 will apply.

l 33.4 Policies relating to boatyards will apply to Richardson’s boatyard, including Policies H9 and EMP5. Although there is concern about the large number of motor craft operating from this site, unfortunately there is no Section 106 Agreement controlling the number of craft operating from the site. In the context of any future development within the site, the Broads Authority could, under Policy C4, seek such an agreement if it was reasonable to do so. In practice, numbers of craft operating from the site may vary as a result of market forces or changes in boatyard management.

Policy STA 1
Broads Edge
Development to upgrade and improve the established holiday related uses at the Broads Edge site will be permitted. In considering development proposals, the Authority will have careful regard to the need to constrain the generation of motor craft movements and road traffic from the site, while taking account of established uses, the need to enhance the character and appearance of the site and the effects of development on the amenity of those living near to the site.

l 33.5 The extent of the Broads Edge site is shown on Inset Map (No 21). It includes the area where holiday related development has taken place but excludes adjacent carr woodland and other open land. While adjacent carr woodland was the subject of planning permissions in the 1960s, development did not take place. The woodland now forms an attractive backdrop to the Broads Edge site and is of nature conservation interest.

l 33.6 The Broads Edge site was developed mainly in the 1960s. 

It has provided relatively low cost holiday accommodation and boat moorings although the site is little used. For the most part, the existing buildings, houseboats and infrastructure are in a dilapidated state. The appearance of the site has also deteriorated, including views from Stalham Dyke, although the backdrop of carr woodland softens the appearance of the site and it retains something of an open character. Taking account of the existing development on the site, the renewal of existing buildings and infrastructure would be appropriate. Some changes to the mix of uses on the site could be acceptable. For example, existing dilapidated houseboats and chalets could be replaced with new, well designed chalets of a modest scale, together with some moorings for private craft and public mooring facilities. In the context of the Local Plan’s policies use of the site for the standing of caravans is unlikely to be acceptable.

l 33.7 In considering any redevelopment proposals, the Authority will require a standard of design and layout which enhances the appearance of the site. Taking into account the sensitive location of the site on the upper River Ant and the inadequacy of the surrounding road network, any redevelopment should also minimise movements of motor craft and road traffic whilst having regard to the level of use which has existed on the site. The Broads Edge site is located well outside Stalham village and 

residential development would not normally be considered appropriate.

34 Wayford Bridge and Smallburgh (Inset No 22)

Background information

l 34.1 There is a small concentration of development around Wayford Bridge, to the west of Stalham. Existing development is mainly related to tourism and recreation. It includes two small boatyards, a marina and a public house. There are also a number of houseboats, used for holiday accommodation purposes, moored upstream of Wayford Bridge. Boat mooring takes place in a long dyke, downstream of Wayford Bridge, with access off Nobbs Loke. A large warehouse building to the north of Wayford Bridge remains in industrial use but there is planning permission for its conversion to residential use.

Policies and proposals

Policy WB 1   Environmental enhancements at Wayford Bridge

The Authority will encourage and seek to implement enhancement projects at Wayford Bridge.

l 34.2 Wayford Bridge is located in the upper part of the River Ant valley. Existing development provides a range of services for Broads visitors. Some erosion of the Broads character of the area has taken place, for example by unsympathetic extension to buildings and by the mooring of houseboats. The Broads Authority is investigating the potential for implementing projects to enhance the character and appearance of the Wayford Bridge area, particularly around Smallburgh (Wayford Bridge) Staithe, to the south-east of the bridge.

l 34.3 The Broads Authority is concerned to ensure that development does not take place which would further damage the area or would generate additional motor craft on the River Ant. The number of motor craft operating from the marina is controlled through a Section 106 Agreement. The Authority has taken action to control the use of mooring plots at Nobbs Loke. The policies in Part 1 of the Local Plan will control development at Wayford Bridge and prevent any damaging extension into the surrounding area. No development boundary has been established for Wayford Bridge. Proposals for housing and employment related development will be considered in the 

context of Policies H2 and EMP2. Policies relating to development at boatyards (Policies H9 and EMP5) and the control of motor craft numbers (Policy C4) will be particularly relevant.

l 34.4 A development boundary has been drawn to encompass a small part of Smallburgh village which lies within the Broads area. Within the development boundary, proposals for housing and employment related development will be considered in the context of Policies H2 and EMP2.

35 Wroxham and Hoveton (Inset No 23)

Background information

l 35.1 Wroxham and Hoveton are two large villages on either side of the River Bure, linked by Wroxham Bridge, a late medieval Scheduled Ancient Monument, which carries the A1151 across the river. This section of the Local Plan deals with the Broads part of Wroxham and Hoveton, which is centred on the River Bure but extends away from it to include areas of boatyards and commercial uses, holiday and residential accommodation and part of Hoveton village shopping centre. Extensive areas of both Hoveton and Wroxham fall outside the Broads area. Hoveton is part of North Norfolk District, while Wroxham is part of Broadland District.

l 35.2 Wroxham and Hoveton together form one of the most important boating and tourism centres of the Broads area. The significance of the boating industry to the local economy can be gauged from the large number of boat hiring and building yards, particularly downstream of Wroxham Bridge. The middle Bure, downstream of Wroxham Bridge, is amongst the most heavily used stretches of the Broads waterway system.

l 35.3 Since the early 1980s, significant changes have occurred on the riverside in Wroxham and Hoveton, with a number of sites changing from boatyard related uses to residential or holiday accommodation. These changes, which reflect changing trends in the boat hire industry, have led to concern about the effect on Wroxham and Hoveton, particularly amongst some local residents. A number of other development schemes have been rejected or modified.

l 35.4 The commercial and shopping centre of Hoveton extends principally from the bridge area along Norwich Road and to some extent along Station Road and Riverside Road. The centre is dominated by the ‘Roys’ retail complex. For the most part, this falls outside the Broads area but the associated Station Road car park is within it. The Broads Authority has a Broads Information Centre on Station Road. The Broads Centre, a 1960s shopping complex off Norwich Road, is also within the Broads area. Whilst Hoveton provides a wide range of shopping and other services for visitors and residents, there is an acknowledged need to enhance the character and appearance of the village centre.

l 35.5 In the summer months, Wroxham and Hoveton suffer from traffic congestion. Norfolk County Council has proposed the construction of an A1151 bypass to the east of the centre of Wroxham and Hoveton. This scheme was the subject of a major public inquiry in 1990. The scheme was given planning permission in 1988 and again in 1995. However, in July 1996 the County Council decided to rescind the scheme and that protected route status should be removed. As a result, the Local Plan does not safeguard land for the scheme.

l 35.6 Development extends for a considerable distance downstream of Wroxham Bridge. On the Wroxham bank it extends towards the northern fringe of Wroxham Broad. The broad edge is mostly undeveloped and its character would be significantly damaged if development encroached. On the Hoveton side, development is more constrained and is centred around a complex system of dykes which run off the main river. Upstream of Wroxham Bridge, riverside development does not generally extend beyond the railway line. Caen Meadow is an area of riverside open space located some distance upstream of the village centre, outside the village development boundary but easily 

accessible from nearby parts of the village and from the river. The Meadow, which is managed by Wroxham Parish Council, provides an important opportunity for riverside access for residents and visitors. The Authority has carried out some minor works to enhance the site and there are Broads Authority 24-hour moorings associated with it. The policies of Part 1 of the Local Plan, including Policy C12, will apply where they are relevant.

Policies and proposals
l 35.7 The policies of the Local Plan for the Broads parts of Wroxham and Hoveton reaffirm the approach taken in the Interim Planning Guidelines (1989). In particular, they encourage redevelopment which would improve the commercial centre and propose a number of other enhancements, particularly to riverside sites. They also encourage the implementation of appropriate traffic management proposals.

l 35.8 A development boundary has been defined for Wroxham and Hoveton. It includes much of the built-up area within the Broads boundaries but excludes Bridge Broad and some adjacent land. To the north of the River Bure the development boundary follows the edge of the developed area, whereas to the south of the river there is some riverside development to the east of the development boundary. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development within the development boundary will be considered in the context of Policies H1 and EMP1 and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2.

l 35.9 Further development on boatyard sites in Wroxham and Hoveton will be controlled under the relevant policies in the first part of the Local Plan (particularly Policies H8 and H9). Where development is accepted in principle, it will be particularly important to have regard to Policy B11 with regard to design and layout in order to prevent any damaging effect on the character of the riverside.

l 35.10 Two areas of open space of significant amenity value 

within the development boundary are identified on the Proposals Map Inset (No 23). Firstly, land on the north bank of the River Bure including land adjacent to the Broads Information Centre. Secondly, an area of undeveloped carr woodland between the River Bure and Meadow Drive, Hoveton. These areas will be protected from damaging development under Policy C12. The gardens of houses on Beech Road, Wroxham, also contribute significantly to the character of the riverside and are covered by Policy WH9. Caen Meadow, another important area of open space, is referred to in Paragraph 35.6.

Policy WH 1
Development which increases road traffic
Development which would lead to a significant increase in road traffic in the centre of Wroxham and Hoveton, other than that which is consistent with Policy WH4, will not be permitted.

Policy WH 2
Hoveton village centre
The replacement or extension of existing buildings within the village centre will be permitted provided that the development will enhance the village centre and will not result in a significant increase in retail floorspace.

Policy WH 3
Retail development
Planning permission will not be granted for retail development outside the village centre.

Policy WH 4
Land off Norwich Road
Planning permission will be granted for the redevelopment of land off Norwich Road for a mixed development of retail uses, amusements, café/restaurant and residential purposes, provided that the design and layout of the development would enhance the village centre, the riverside aspect of the site and the setting of Wroxham Bridge.

l 35.11 Particularly in the summer months, the village centre is a busy, bustling place, providing a wide range of shopping and other services for visitors and to local residents. The range of shops includes a garden centre, a department store and more tourist related shops. Services include banks, estate agents, building society offices and solicitors. The character of the village centre is strongly influenced by its shops, particularly the Roys outlets. Tourism has clearly contributed to the scale of shops and services available in the village centre. It is important for Hoveton’s commercial well-being that viability is maintained. The centre also includes several large private car parks associated with the shops.

l 35.12 There is a relatively wide range of shops and services in the village centre and there is also considerable scope to upgrade the quality of the built environment for residents and visitors. Local Plan policies will permit minor development or redevelopment as long as it enhances the centre. Particular care will be required with the design and layout of new development to achieve this. Further extension of the defined village centre is not considered appropriate in the Broads area. The effect of new development on the character of the waterside will be particularly important. Land off Norwich Road and adjacent to Wroxham Bridge has in the past received planning permission for a mixed use redevelopment. However, this was not implemented for economic reasons. Policy WH4 allows alternative schemes to be considered, provided that they reflect the importance of this riverside site. Careful consideration of road access requirements will be required in the context of Policy TC8. There are acknowledged problems of traffic congestion in Wroxham and Hoveton. The County Council has decided not to proceed with the construction of a bypass. In this context development which would lead to a significant increase in traffic in the centre of Wroxham and Hoveton is not appropriate.

l 35.13 The village centre suffers from a plethora of signs, 

advertisements and street furniture. In the context of the Local Plan policies on advertisements, a higher standard of advertisement will be encouraged.

Policy WH 5
Station Road car park
The change of use of the existing car park to the west of Station Road will not be permitted.

l 35.14 The existing private car park off Station Road is associated with the Roys retail complex, although there has been previous interest in retail development on the site. In conjunction with an extension of the Roys supermarket a further car park has been provided to the west of the railway line, outside the Broads area. This will also help to meet a perceived need for public car parking in Hoveton. Nevertheless, in view of the proximity of the Station Road car park to the village centre, and to the Roys retail complex, its existing use is beneficial.

Policy WH 6
Land west of Station Road
Planning permission will be granted for residential development on land west of Station Road subject to a layout, design and associated landscaping which would enhance the appearance of the site, particularly its riverside aspect, and would not have a significant adverse effect on existing important features of the site, including existing trees and dykes. Provision will be required for a continuation of the Hoveton riverside walk along the frontage of the site.

l 35.15 In November 1993 the Broads Authority resolved to grant planning permission for a residential development subject to a Section 106 Agreement. As a result of a previous planning appeal the principle of holiday accommodation has also been accepted as a possible use of the site. In August 1993 a proposal to use the land as public open space was also accepted by the Authority. The proposal was considered as being the most desirable use of the site should redevelopment not take place. 

In recent years the site has suffered from neglect and none of the alternative schemes have been implemented. This policy will allow for other alternative proposals to be considered, provided the important characteristics of the site are safeguarded. These include some of the existing trees which are subject to a Tree Preservation Order. The extension of the Hoveton riverside walk through the site will provide an important extension to the existing walk. 

Policy WH 7
Extension of Hoveton riverside walk
The Broads Authority will seek to extend the Hoveton riverside walk to provide a continuous pedestrian link from Wroxham Bridge to the temporary moorings to the west of the railway bridge.

l 35.16 Public access to the riverside in Wroxham and Hoveton 

is limited due to the lack of public footpaths and the developed nature of the waterside. Over a period of years, the Broads Authority has negotiated the provision of a riverside pedestrian link. This route currently runs from close to Wroxham Bridge to a small area of riverside open space which the Authority has provided near to the Broads Information Centre on Station Road and adjacent to some Broads Authority 24 hour moorings. The riverside walk is not a statutory public footpath and, in part, runs through land owned by riverside commercial premises. The extension of the route will provide a greater length of riverside walk and will link to another established area of Broads Authority 24 hour moorings just west of the railway bridge.

Policy WH 8
Hoveton - riverside dykes area
Development which would lead to a significant increase in traffic on Riverside Road, Marsh Road, The Rhond, Bure Road, Brimbelow Road or Meadow Drive will not be permitted

l 35.17 Outside the village centre, the Broads part of Hoveton includes boatyards and other development grouped around a complex series of dykes which run off the main river. This area is also served by a number of minor access roads, some unmade, which are linked to Church Road. These roads include Riverside Road, Marsh Lane, The Rhond, Bure Road, Brimbelow Road and Meadow Drive. They are generally unsuited to catering for significant increases in traffic. Within this area, the predominant uses are boatyards together with a mixture of holiday chalets and permanent dwellings. Whilst boatyards predominate in the 

western part of this area, around Riverside Road and The Rhond, residential or holiday accommodation is prevalent further east, for example along Meadow Drive.

l 35.18 Much of this area is built-up with limited opportunities for new development. It is low-lying, subject to flooding. However, because of its predominantly built-up nature, the Environment Agency does not generally object to development, provided that adequate minimum floor levels are specified.

l 35.19 The policies of Part 1 of the Local Plan will also control development in this area. In particular, policies dealing with 

boatyards (Policy EMP5) and housing development (Policies H1 and H8) will be particularly important. Policies towards boatyards are of particular relevance, in view of the number of boatyards in this area. In this context the small size of many of these yards is likely to be a constraint on partial redevelopment. Land off Brimbelow Road, consisting mainly of carr woodland bisected by dykes, will be protected from development under Policy C12.

Policy WH 9
Land between Beech Road and the River Bure
Within the residential area between Beech Road and the River Bure, further sub-division of plots or buildings will not be permitted where it would have a significant adverse effect on the character and appearance of the area.

l 35.20 The properties situated to the north of Beech Road consist of substantial houses set within large landscaped grounds containing numerous mature trees. The large gardens, extending to the bank of the river, provide an attractive landscape feature which greatly contributes to the visual quality of the riverside and adjoining land. The policy will protect this visually important area by preventing inappropriate development.

Policy WH 10
Traffic management 
The Broads Authority will encourage the highways authority to investigate and implement appropriate traffic management 

measures in the centre of Wroxham and Hoveton.

l 35.21 Although the County Council has decided not to proceed with the development of a bypass, it will still be beneficial to 

consider what traffic measures could be implemented in Wroxham and Hoveton. The Authority will therefore liaise closely with Norfolk County Council to consider what traffic management measures are needed in the area and, in particular, what measures could be implemented in the short term.

Norwich

36 City of Norwich (Inset Nos 5a & 24)

Background information

l 36.1 The City of Norwich is the regional capital and lies on the fringe of the Broads area. It contains a wide range of shopping facilities, tourist and visitor attractions and has a rich cultural heritage. Norwich is a popular destination for many people enjoying holidays on the Broads. The River Wensum flows through the historic core of Norwich and the Port of Norwich was once of great commercial importance. Although commercial use of the river has now declined, wharves, warehouses and mills are still dominant features of the riverside built environment.

l 36.2 The Norwich part of the Broads Local Plan area includes an operational British Gas site at Cremorne Lane, on the eastern edge of the City. The remainder of the Broads area within Norwich consists entirely of the River Wensum, as far as the former New Mills Pumping Station, off Westwick Street, which is the limit of the Broads navigation on the River Wensum.

l 36.3 There is a shortage of temporary moorings in Norwich during the summer and quayside facilities become crowded. The Norwich Yacht Station on Riverside Road is run by Norwich City Council. The Broads Plan encourages improvements to the facilities and supports extended temporary moorings for visitors as opportunities arise. During the summer, boat tours operate from moorings situated behind Elm Hill and from Riverside Road.

l 36.4 Many riverside sites are now under-used or vacant, awaiting redevelopment or improvement. Some have been developed and others have been landscaped and opened to the public. There is now an almost continuous riverside walk through most of the City’s historic core. To preserve and enhance the special character, all of the river and its setting within the City centre now falls within the City Centre Conservation Area.

l 36.5 The Broads Authority has supported the policies of Norwich City Council which seek to regenerate important riverside sites, to improve public access to the riverside by completing the riverside walk and to improve facilities for Broads visitors to the City. The Authority has also supported the retention of commercial port facilities in Norwich, in the context of proposals to redevelop the ‘Norwich Riverside’ site which could affect the existing port facilities. The Broads Authority has been consulted on a number of planning guidelines prepared by the City Council for key riverside sites, including ‘Norwich Riverside’, King Street and the Jarrold (Barrack Street) sites. The Authority has supported these guidelines, stressing the need to enhance the character of the riverside and to improve mooring and other facilities for Broads users. When consulted on future development proposals the Authority will seek to ensure that the quality of design and the effect on the riverside are compatible with all relevant policies in Part 1 of the Local Plan.

Policies and proposals
l 36.6 Other than the River Wensum, the only land within the Broads area is the British Gas site at Cremorne Lane. The site is operational land and forms part of a larger area occupied by British Gas, some of which lies within the adjacent City of Norwich Local Plan area. That part of the site within the Broads Local Plan area comprises open storage with few buildings. This site is in an employment area and adjoins similar uses. A development boundary has been defined to include this site on both sides of the railway within that area and this is shown on Proposals Map Inset 5a. Policies NOR1 and NOR2 will apply to future development proposals, together with other relevant policies in Part 1 of the Local Plan.

Policy NOR 1
Land at Cremorne Lane
Redevelopment proposals for uses other than the current operational uses on the whole or part of the land identified on Proposals Map Inset 5a will be permitted provided that:

a) there would be no significant adverse effect on the character and appearance of the surrounding area; and

b) particular attention is given to measures for enhancing the river frontage, including the maximum appropriate extent of public access to the riverside; and

c) the proposal would be compatible with other surrounding uses and would not have a detrimental effect on the amenities of adjoining occupiers; and

d) any proposal for partial redevelopment would not prejudice the satisfactory implementation of a comprehensive scheme for the site as a whole.

Policy NOR 2
Riverside walk
The Authority will safeguard land for a riverside walk as defined on Proposals Map Inset 5a. The Authority will seek to secure the implementation of the riverside walk in a way which provides appropriate links to adjacent sections with continuity of public access.

l 36.7 If major redevelopment proposals are forthcoming, the Authority will consider producing planning guidelines for the site which will be consistent with this policy. Development should take account of the location of the site in relation to the character and uses of the adjoining land, public utility and other employment land to the west, (including land outside the Broads area), undeveloped open land to the east, the southern edge of the site fronting the River Yare and Whitlingham Country Park across the river to the south-east. The site is divided by the railway and the existing access from Cremorne Lane to the southern part of the site is via a narrow road bridge. Access is therefore likely to be a constraint on redevelopment, together with the capacity of the local road network. The infrastructure requirements for the site, including vehicular and pedestrian access, will be determined by the Authority following consultation with Norfolk County Council (as local highway authority). Relevant policies of the Local Plan which will be taken into account include TC8, TC9 and TC10.

l 36.8 There could also be circumstances where new public riverside walks may be proposed as part of a redevelopment outside the Broads area but where site constraints prevent a footpath being provided within the development area. Policies which are particularly relevant in Part 1 of the Local Plan are C4, C5, TR2 and TR3.

l 36.9 New pedestrian bridges may be proposed as part of riverside developments, for example on the ‘Norwich Riverside’ and Jarrolds sites. Relevant policies which apply are TR3, TR4 and TR5.

Policy NOR 3
Additional public moorings
The Authority will support and encourage the development of appropriate public moorings, including facilities to improve and extend the Norwich Yacht Station which could be provided as part of a future comprehensive development at the ‘Norwich Riverside’ site.

l 36.10 New temporary and permanent moorings may be provided at a number of locations. Policy TR1 in Part 1 of the Local Plan permits additional moorings for visitors but Policy H10 makes it clear that new residential moorings will not be acceptable. The Authority strongly supports and encourages extending the Norwich Yacht Station on the south side of Foundry Bridge as part of a comprehensive redevelopment on the ‘Norwich Riverside’ site. This will help relieve pressure on 

the existing facilities at the Yacht Station during peak times and will provide a scale of facilities appropriate to a major visitor centre. This, together with the development of major leisure and tourist facilities at ‘Norwich Riverside’, could also provide attractions which may reduce the concentration of visitors in the smaller-scale Broads villages, some of which are under considerable pressure.

South Norfolk

37 Broome

Background information

l 37.1 Although the village of Broome is outside the Broads area, adjacent agricultural land in the River Waveney valley is within it. The Broads Authority boundary follows a disused railway line where there are a number of mature trees at the foot of an attractive, partly wooded valley side, leading up to the village. Further west, the silos and other buildings of Crisp Maltings are prominent in the valley landscape and there are a small number of dispersed dwellings along Wainford Road.

Policies and proposals

l 37.2 The scale and nature of development in the Broads part 

of Broome is not considered appropriate for the designation of a development boundary. The policies of Part 1 of the Local Plan will apply where they are relevant. New housing and employment related development will be considered in the context of Policies H2 and EMP2.

Policy BRO 1
A143 Broome bypass
The Broads Authority will liaise closely with Norfolk County Council to ensure that, if the A143 Broome bypass is implemented, any significant adverse effects on the Broads landscape, wildlife and wildlife habitats are minimised.

l 37.3 The line for the proposed A143 Broome bypass is protected under Policy TC3. The protected route partly follows the disused railway line which is the boundary for the Broads area. The scheme is currently programmed for construction in 1998/99. The benefit of providing relief from through traffic to Broome village is acknowledged. However it must also be recognised that the route is in a very sensitive location, on the fringe of the Broads marshland and within the River Waveney valley. The protected route has a significant environmental impact including the potential loss of trees along the former railway. The Authority will liaise closely with the County Council to ensure that the planning and design of the proposed road takes full account of the Broads environment. Paragraphs 8.10 and 8.11 also refer to this concern.

38 Burgh St Peter

Background information

l 38.1 The village of Burgh St Peter is outside the boundaries 

of the Broads area. Marshland adjacent to the River Waveney is within the Broads area, together with some higher land on the valley side. The area is dominated by large expanses of grazing marsh, with dispersed farms and some areas of woodland on the valley side. The distinctive St Mary’s Church stands on high ground overlooking Burgh Castle. The ‘Waveney River Centre’ provides facilities for leisure and tourism purposes on land close to the Burgh St Peter Staithe. Facilities include moorings, a static caravan site, public house and swimming pool.

Policies and proposals
l 38.2 With the exception of the existing uses at the Waveney River Centre, the area contains a dispersed pattern of development and is not considered suitable for the definition of a development boundary. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing or employment related development will be considered under Policies H2 and EMP2. With regard to the Waveney River Centre, policies concerning moorings (Policy C5), caravan sites (Policy TR14) and waterside development (Policy C7) are particularly 

relevant.

39 Earsham
Background information

l 39.1 Although the village of Earsham is outside the Broads area, adjacent land within the valley is inside the Broads boundary. There is extensive grazing marsh in this part of the valley with some carr woodland. There are large areas of sand and gravel workings which have become flooded, creating new broads.

Policies and proposals
l 39.2 The designation of a development boundary is not 

considered appropriate in this area, where there is very little 

existing development. The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for new residential or employment related development will be considered in the context of Policies H2 and EMP2.

Policy EAR 1
Bath Hills Road, mineral working - after use
Use of the mineral workings site adjacent to Bath Hills Road 

for appropriate recreational or nature conservation purposes will be permitted, provided that the use and any associated development complies with all the following criteria:

a) visual impact on the river valley landscape would be minimised; and

b) development is based on shared use of facilities wherever possible, avoiding a proliferation of buildings in the area; and

c) it would not have a significant adverse effect on the surrounding road network or on the amenity of adjoining occupiers.

l 39.3 The extensive sand and gravel extraction which is currently under way on land off Bath Hills Road, will result in the creation of new water areas with potential for nature conservation and/or recreational uses. Planning permission for gravel extraction was granted in 1986 by Norfolk County Council. Planning conditions require the completion and restoration of the site by the year 2002. Although mineral working is continuing there is some water-skiing use already taking place. Further consideration of the appropriate range of uses will be required in the context of policies for the Broads area as a whole.

40 Ellingham (Inset No 25)
Background information

l 40.1 Although the village of Ellingham is outside the Broads area, land to the south, forming part of the River Waveney valley, is within it and is a very attractive and characteristic Broads landscape. Ellingham Mill and Church are fine listed buildings and, together with several cottages and other buildings, are within the Ellingham Mill Conservation Area, designated in 1976. There are a number of discordant features in this part of the Waveney valley, including a large complex of tall silos. An intrusive area of pallet storage, and coach and lorry parking detracts from the setting of St Mary’s Church and from the Conservation Area.

Policies and proposals
l 40.2 The scale and nature of development in the Broads part of Ellingham is not considered to require the designation of a 

development boundary. The policies of Part 1 of the Local Plan will apply where relevant and new housing and employment related development will be considered in the context of Policies H2 and EMP2. Policies B5 to B10 will apply to the Conservation Area.

Policy ELL 1
Land at Geldeston Road, Ellingham
The Broads Authority will seek the implementation of an 

appropriate landscaping scheme around land currently used for pallet storage and vehicle parking.

l 40.3 Land off Geldeston Road, which is currently used for storage purposes, detracts from the character and appearance of the Conservation Area. The implementation of a landscaping scheme would help to soften the appearance of this site and uses within it should be limited to the areas permitted.

41 Geldeston (Inset No 26)
Background information

l 41.1 Geldeston is a small village located at the end of Geldeston Dyke, to the north of the River Waveney. Most of the village lies outside the Broads boundary, and has developed either side of The Street. Land falling within the Broads is to the south of this road, and east of Station Road. Very little new development has taken place or has been approved in the Broads part of Geldeston in recent years. Geldeston Dyke (Wherry Dyke) is a long dyke which runs from the River Waveney to the southern fringe of Geldeston village. A boatyard, with associated moorings, is located at the head of Geldeston Dyke, to the north of a 

disused railway line.

l 41.2 Most of the village has been designated as a Conservation Area, and includes land inside the Broads boundary.

Policies and proposals
l 41.3 Opportunities for new development within that part of Geldeston which lies within the Broads boundary are very limited and a development boundary has not been defined. The policies of Part 1 of the Local Plan will therefore apply to development proposals. New housing will be considered subject to Policy H2 and development for employment related uses will be subject to Policy EMP2. The Broads part of the Conservation Area will be protected under Policies B5 to B10 of the Local Plan.

42 Haddiscoe
Background information

l 42.1 Haddiscoe village is located on the fringe of the Haddiscoe Marshes, in the River Waveney valley. The valley floor consists of a large expanse of Broads drained marshland, with a number of dispersed farms along the southern edge of the valley. Although Haddiscoe village is almost entirely outside the Broads boundary, a small amount of development, on the fringe of the village, including a caravan park, falls within the Broads boundary. An outlying area of development close to St Olaves Bridge also falls within Haddiscoe Parish. This includes a number of boatyards, a chalet park and a large boat mooring basin. An Environment Agency depot and some isolated dwellings are located near to Haddiscoe station. This outlying development is dealt with in the section of the Local Plan dealing with St Olaves (page 186), to which it is closely related.

Policies and proposals
l 42.2 The overall policies of the Local Plan will apply to the Broads part of Haddiscoe. Most of the village is outside the Broads area and opportunities for development within the Broads part of Haddiscoe are very limited. A development boundary has not been included in the Local Plan. The policies of Part 1 of the Local Plan will apply to development proposals. New housing will be considered subject to Policy H2 and development for employment related uses will be subject to Policy EMP2.

Policy HAD 1
A143 Haddiscoe bypass

If the A143 Haddiscoe bypass is to proceed, the Broads Authority will liaise closely with Norfolk County Council to investigate a route which minimises any significant adverse effects on the Broads landscape, wildlife and wildlife habitats.

l 42.3 The Norfolk Structure Plan provides for a Haddiscoe bypass to be considered for implementation from 1996. This proposal has a potentially significant environmental impact on the Broads area but has yet to be included in Norfolk County Council’s road building programme. A potential route to the west was protected from development until being rescinded in 1992. The Broads Authority will be concerned to ensure that, if this scheme is to proceed, any potential impact is minimised in the context of Policies TC1 and TC2 of the Local Plan. Paragraphs 8.12 and 8.13 also deal with this issue.

43 Langley Street and Langley Abbey (Inset No 27)
Background information

l 43.1 The Parish of Langley with Hardley extends along the Yare and Chet Valleys and, within the Broads area, consists for the most part of an open Broads landscape of drained marshland with a scattering of trees and carr woodland. There are scattered farmsteads and dispersed ribbons of development, including part of Langley Green, Langley Street and Hardley Street. The remains of Langley Abbey, a Scheduled Ancient Monument, are shown on the Proposals Map. A new Conservation Area was designated in December 1994 which is centred on the Abbey. It includes the Abbey’s landscape setting together with Langley Carr and Dyke and Langley Staithe.

Policies and proposals
l 43.2 In view of the scattered nature of development, a development boundary is considered inappropriate. The policies in Part 1 of the Local Plan will apply where relevant. New housing and employment related development will be considered in the context of Policies H2 and EMP2. Policies B5 to B10 will apply within the Conservation Area.

44 Loddon and Chedgrave (Inset No 28)
Background information

l 44.1 For the purposes of this Local Plan, the villages of Loddon and Chedgrave are dealt with together. Most of the built-up area of the two villages is outside the Broads area. Land within the Broads boundary forms part of the River Chet valley to the east of Bridge Street. The river is navigable up to Loddon and Chedgrave. Land on either bank is also within the Broads area. 

On the north bank, a ribbon development of small boatyards stretches along the riverside, east of Bridge Street, beyond which rough marshland separates the boatyards from housing development to the north. On the south bank, the developed area includes the staithe, with public moorings, a car park and a single boatyard, which is well screened by mature trees. Part of the Broads area is included in the Loddon/Chedgrave Conservation Area, first designated in 1975 and extended in December 1994 to include the river meadows to the west of the High Street which form an important backdrop to the town and are an integral part of the Chet valley landscape.

l 44.2 To the east of the developed area, the Chet valley is a predominantly open marshland landscape. Grazing marshes and meadows in the valley form an attractive setting to Loddon, and, in particular, to the Holy Trinity Church. On the south bank, riverside land at Pye’s Mill has been developed by South Norfolk District Council as a picnic area, with a footpath link to the village. A public footpath on the north bank also provides a valuable link to the Chet valley.

Policies and proposals
l 44.3 In view of the dispersed and limited nature of development within the Broads part of Loddon and Chedgrave, its inclusion within a development boundary is not generally appropriate. However, a policy area has been defined around part of the Mistral Craft boatyard site. This site is more closely related to the main village than the other boatyards on the north bank. In 1988 the former Broads Authority agreed that planning permission be granted for the retention of existing workshops, boat storage areas and for residential development on part of the site. However, planning permission has not been granted because of the need to conclude a legal agreement covering landscaping and other matters.

l 44.4 The overall policies of the Local Plan will apply to the Broads part of Loddon and Chedgrave where they are relevant. Outside the Mistral Craft site (Policy LODD1), new housing and employment related development will be considered in the context of Policies H2 and EMP2. Policies regarding boatyards, including Policies H8 and EMP5, will be particularly relevant. Policies B5 to B10 will apply to the Broads part of the Conservation Area.

Policy LODD 1
Mistral Craft site
Planning permission will be granted for a limited amount of 

residential development on part of the Mistral Craft boatyard site subject to the following criteria:

a) submission of a comprehensive scheme to ensure a 

satisfactory relationship between new development and existing and surrounding uses; and

b) retention of the open character of the Bridge Street frontage and the river frontage; and

c) the rationalisation of access and car parking arrangements; and

d) the provision of public open space which is well related to the river.

l 44.5 Mistral Craft occupies a prominent site close to the main part of Chedgrave village. The site is currently used for industrial, commercial and open storage purposes. Boat storage use overflows onto adjacent land and the site as a whole requires attention to improve its appearance and reduce visual intrusion. This policy takes account of previous decisions to accept the principle of new development on part of the site. However, the nature and scale of new development will need to take account of existing industrial uses, and the need to maintain and enhance the character of the area, including the riverside. This policy seeks to ensure that an area of public open space is provided which is well related to the river as part of the scheme. This requirement could be met by the use as public open space of land immediately to the north of the footbridge which links the site to Loddon Staithe.

Policy LODD 2
Boat storage
Permission will be granted for a winter boat storage area on land to the north-east of the Mistral Craft boatyard, subject to consideration of its scale, precise siting and landscaping.

l 44.6 Rough grassland to the north of the Chedgrave boatyard forms a predominantly open break, with housing further north. The proposed boat storage area will accommodate the needs of the boatyard while retaining the mainly open character. The precise site has not yet been determined. Further development north of the boatyard would not be appropriate. Some unauthorised boat storage has taken place and the Authority will consider enforcement action if necessary.

Policy LODD 3
Environmental improvements and public access
The Authority will encourage and seek to implement enhancement projects and improvements to public access at Loddon and Chedgrave.

l 44.7 The potential for enhancement projects and improvements to public access at Loddon riverside was identified in the Loddon and Chedgrave Riverside Development Guidelines, prepared by the Broads Authority in 1987. Some enhancement schemes have been implemented, for example some improvement at the Pye’s Mill picnic site and the creation of a footpath link between Pye’s Mill and Bridge Street. There is considerable scope for further projects, for example in the vicinity of the public car park and moorings, where improved seating, surfacing, signing and landscaping would be beneficial. Public access via the existing 

footbridge to part of the north bank would also be beneficial. Improvements could also be made to rubbish disposal facilities in the area. In considering further enhancement projects at Loddon and Chedgrave, the Broads Authority will have regard to the Loddon and Chedgrave Riverside Development Guidelines (1987).

l 44.8 Public access in the area is limited and it is desirable to retain and improve links running eastwards from Bridge Street, while taking account of the concerns of boatyard owners regarding the security of their premises. Informal public access takes place to the rear of the northern boatyards, providing a valuable link to the public footpath further east. Part of this path has been formally dedicated in a legal agreement.

l 44.9 Pye’s Mill is the site of a former sewage treatment works. 

It now provides an attractive grassed riverside site with picnic 

facilities. During 1994 a prominent and unsightly building, associated with the former use of Pye’s Mill as a depot, was removed by South Norfolk District Council with assistance from the Broads Authority. The removal of this building has considerably enhanced the character of the area. There is also potential for the provision of temporary moorings at Pye’s Mill, increasing the accessibility of the site for visitors.

45 Trowse, Whitlingham and Kirby Bedon (Inset Nos 5a, 5b, 5c, 5d and 29)

Background information

l 45.1 Trowse village is almost entirely outside the Broads boundary. Adjacent areas are within it, including meadows and scattered dwellings along Whitlingham Lane. Trowse Conservation Area also extends into the Broads area. To the north-east, the area widens to include the River Yare valley and part of the valley side, including parkland of significant historical interest. The valley floor is predominantly marshland and grazing meadows and there are substantial wooded areas on the valley side. The area has been bisected by the Norwich Southern Bypass and further east the new bypass bridge over the River Yare at Postwick is a dominant feature.

l 45.2 In 1990 planning permission was granted by Norfolk County Council for a gravel working, restoration and after-use scheme at Whitlingham. Gravel working is now ongoing. The approved scheme will result in the creation of two new broads to the south of the River Yare. A further broad, which is to be created on the Thorpe side of the river, is to be used for nature conservation purposes. The scheme will provide for use of the area for open space recreation and quiet enjoyment, while respecting the historic landscape setting. A range of recreation and nature conservation uses is to be encouraged and a management trust, the Whitlingham Charitable Trust, has been established. The Trust has published a ‘Management Principles’ document and intends to manage the area as a Country Park, with water-based recreational use being gradually introduced as phases of gravel working and restoration are completed and handed over. Some amendments to the phasing and detailed design of the scheme have been required. This is partly because the removal of a section of Whitlingham Lane, which was required for full implementation of the scheme, was not approved by the Secretary of State for Transport.

l 45.3 The Broads Authority and South Norfolk District Council have agreed to outline proposals for a golf course on land to the south of the proposed new broads. Approval is subject to a legal agreement covering landscaping and future management and the design and siting of the proposed clubhouse.

Policies and proposals
l 45.4 In view of the generally dispersed and small-scale nature of development and the character of the open countryside, the 

designation of a development boundary would not be appropriate. The overall policies of the Local Plan will apply in the Broads part of Trowse, Whitlingham and Kirby Bedon where they are relevant. New residential or employment related development will not normally be permitted except where it is provided for under specific policies, for example H2 and EMP2. The Broads part of the Conservation Area will be subject to Policies B5 to B10. Policy C13 will apply to the area of historic parkland. Part of Whitlingham Marshes was designated as a Local Nature Reserve in 1996.

Policy TROW 1
Whitlingham Country Park
The provision of new buildings or facilities required in association with recreational use of the two new broads at Trowse will be permitted subject to the following criteria:

a) development should not have a significant adverse effect on the river valley landscape or on the setting of the Crown Point Estate; and

b) development should be based on shared use of facilities wherever possible, avoiding a proliferation of buildings in the area; and

c) the development should not generate levels of traffic which would have a significant adverse effect on Whitlingham Lane and should make appropriate provision for car parking, cycling and pedestrians.

l 45.5 A wide range of land- and water-based recreation uses will be introduced at Whitlingham as the scheme progresses. Some related development may be required for the operation of these uses. However, in order to protect the character of the valley landscape the scale of development must be minimised. A proliferation of buildings should be avoided by the integration of facilities for different users. The siting of new buildings towards the western end of the proposed large broad is, in many respects, to be preferred. It is better related to the proposed main road access to the Country Park, to existing development and to the scheme as a whole. It also minimises additional traffic on Whitlingham Lane. A significant use of the main broad is intended to be for competition rowing on a 1,500 metre course. It is understood that a clubhouse location near the western end of the broad does not meet certain rowing and canoeing preferences, including the desire to take account of the prevailing winds, the intention to use both the broad and the river and preference to have a clubhouse near the finish of the course. Subject to thorough assessment of alternative sites based on the criteria specified the policy does not preclude consideration of other 

locations. The effects of the development on the appearance of the river valley, including its effect on the character of Whitlingham Lane, will be of particular importance, together with consideration of the level and pattern of traffic generated. In addition to Policy TROW1, Policies B11 (Design), C11 (Trees and landscaping in a new development) and TC8 (Parking, servicing and other highway requirements) will be of particular relevance.

Waveney

46 Beccles (Inset No 30)

Background Information

l 46.1 The town of Beccles is located on the River Waveney approximately mid-way between Lowestoft and Bungay. From the river the land rises steeply to the old historic core of the town. 

St Michael’s Church stands on the highest point and is a prominent landmark in the Broads landscape. Some of the more elevated areas, particularly along Northgate and Ballygate, allow extensive views eastwards over the Broads and can be seen from long distances across the valley. The contrast between the surrounding marshland and the built hillside, especially Puddingmoor cliff, gives Beccles a unique setting.

l 46.2 The western side of the town lies on the slope of the cliff, cut over many years by the erosive forces of the river. The area is largely developed and has considerable charm and character. Northgate is a primarily residential road containing many fine traditional buildings largely unspoilt by alterations or additions. Puddingmoor has a mix of older and newer properties, in addition to boatyards and an open-air swimming pool on the riverside. The special character of this area is recognised by its inclusion within the Beccles Conservation Area. Land to the west of Northgate and Fen Lane (including the Quay) and Puddingmoor is also part of the Conservation Area. Within the Beccles part of the Broads area there are eight Listed Buildings (two of which are Grade 1). Apart from Roos Hall to the west of the town centre, all are located in the Conservation Area.

l 46.3 Most of Beccles is outside the boundary of the Broads area, which runs along Puddingmoor, Northgate and the northern edge of the town. Further east the boundary follows the line of Beccles Bypass and the Lowestoft to Ipswich railway line. Some development, including a boatyard and timber yard, extends to the west of the River Waveney near Beccles Bridge. In 1990 permission was granted for the redevelopment of the timber yard for residential purposes.

l 46.4 The River Waveney has an important recreational role as part of the Broads river system. Beccles is one of the main riverside centres on the southern rivers and a popular destination for holiday cruisers and private craft. The limit of navigation is upstream of Beccles, at Geldeston Lock. A number of boatyards provide a range of services for boat users and owners, and during the summer months, day boat hire is popular. The high level of boating activity indicates the importance of the river to the local economy.

l 46.5 Beccles Quay is the ‘starting point’ for both water-borne and land-based visitors to the town. The Quay area includes almost five hectares of public open space, car parking provision, a children’s play area and a Broads Information Centre. Provision exists for approximately 100 private permanent moorings and between 70-80 temporary moorings for visitors.

Policies and proposals
l 46.6 Both Puddingmoor and Northgate are largely developed. 

A development boundary consistent with the extent of the existing built environment has been defined on the Proposals Map Inset (No 30). The policies of Part 1 of the Local Plan will apply where they are relevant. Proposals for housing and employment related development within the development boundary will be considered in the context of Policies H1 and EMP1 and proposals outside the development boundary will be considered on the basis of Policies H2 and EMP2.

l 46.7 The built-up nature of the Conservation Area and the slope of the land mean that, in practice, there will be few opportunities for new development. However, where development is permitted proposals should make a positive contribution to the character of the Conservation Area in accordance with Policies B5 to B10. Special importance will be placed on architectural detailing and the use of appropriate 

materials.

Beccles Quay
l 46.8 The Quay is an important amenity area and public open space which must be retained for the benefit and future enjoyment of residents and visitors. It will be protected from damaging development by Policy C12. Proposals for additional moorings will be assessed against Policies C5 and TR1. Waveney Meadow at the southern end of Puddingmoor is also a pleasant area of public open space leading down to the river. The site is an important amenity area which should be retained. Development of the site would result in the loss of an important local facility, as well as being detrimental to the character of the locality. Waveney Meadow will also be protected by Policy C12.

l 46.9 Northgate is the main pedestrian route from the Quay into the town centre. It is also a narrow one-way road heavily used by northbound traffic. Together with narrow footpaths at certain points, this can make conditions for pedestrians hazardous. Pedestrian safety could be improved by widening the footways to reduce the carriageway width. Policy TC7 provides a context to review the need for traffic management measures and, as Highway Authority, Suffolk County Council, in conjunction with the Broads Authority and Waveney District Council, will need to consider measures to improve pedestrian safety along the length of Northgate.

Policy BEC 1
Swimming pool
The Broads Authority, in conjunction with Waveney District Council, will investigate environmental improvements to the swimming pool and adjacent land, to be implemented when resources allow.

l 46.10 An outdoor swimming pool is located off Puddingmoor, adjacent to the river. Throughout the summer it is a popular and well used local facility. However, the area surrounding the pool and the main building generally appears untidy. Minor improvements, such as surfacing of the road and landscaping, would improve the appearance of a prominent site within theBroads landscape. The feasibility of improvements will depend 

on the future life span of the pool, which at present is uncertain.

Policy BEC 2
Hotel site
Land to the south west of the Beccles Bypass and George Westwood Way junction is allocated for an hotel. Detailed proposals should take account of the following criteria:

a) development will only be permitted if the scale, form, design and external materials and colour would be appropriate to its setting within the Broads area;

b) hard and soft landscaping should respect the prominence of the site and enhance the built form;

c) public open spaces should be provided which are adequate to cater for the local community’s existing and future requirements;

d) temporary moorings for visitors may be included within the scheme provided that the scale and design of such moorings are appropriate to the location and form part of a comprehensive approach to the overall scheme;

e) access, parking and servicing arrangements will be required to be provided in accordance with the appropriate standards.

l 46.11 In 1988, Beccles Town Council submitted an outline planning application for an hotel on land to the south west of the Beccles Bypass and George Westwood Way junction. In view of the importance of the site within the Broads landscape, a development brief setting down development and design guidelines was prepared and approved by the Broads Authority in July 1989. Outline planning permission for an hotel was subsequently approved in January 1990 but has now lapsed. Further proposals will need to have careful regard to the development brief.

Leisure plots/boathouses
l 46.12 To the west of Waveney Meadow there are nine leisure plots incorporating boathouses, sheds and moorings, on the southern bank of the river. Although the existing plots are well maintained, the spread of additional plots would detract from the character and appearance of the riverbank and the Broads landscape, and will not be permitted in accordance with Policy TR18. Development on the existing plots, including their sub-division, will also be controlled in the context of Policy TR18.

47 Bungay and Ditchingham Dam 

(Inset No 31)

Background information

l 47.1 Bungay and the nearby village of Ditchingham are outside the Broads area. However, this part of the Waveney Valley is part of the Broads and built-up areas on the fringe of Bungay and at Ditchingham Dam are within it. The River Waveney forms the County boundary and the A143 and Bungay Bypass cross the Waveney Valley. On the Suffolk side, the Broads boundary generally follows the northern built-up edge of Bungay. Gaps in frontage development, particularly along Beccles Road, allow extensive views across the Broads landscape. At Bridge Street 

and at Staithe Road, parts of the built-up area are within the Broads area. On the Norfolk side there is existing development, principally at Ditchingham Dam and Falcon Lane, within the Broads area.

l 47.2 The Ditchingham Dam area includes a mixture of old cottages and modern dwellings interspersed with trees in an attractive setting, between the River Waveney and Chainbridge Beck. This area is included in the Ditchingham Dam Conservation Area. Bridge Street is narrow and flanked by small terraced cottages. All but two of the buildings are listed and the whole street is within the Bungay Conservation Area. Development at Bungay Staithe includes The Maltings, now in residential use, and Bungay Mill, where there is permission for conversion to 

residential use. Bungay Staithe, also within the Bungay Conservation Area, is of considerable value for public access and amenity. It is also an area of significant landscape value and wildlife interest. In co-operation with Waveney District Council, the Broads Authority has recently implemented an improvement scheme at Bungay Staithe to enhance its value for public access and to improve its character and appearance.

l 47.3 Outside these developed areas, this part of the Broads is an open valley landscape of considerable character and attractiveness, mainly in grazing marsh use. Outney Common, to the west of Bungay, has a more undulating appearance. Within the valley, there are major maltings complexes at Ditchingham Dam and Wainford. There are also extensive recreational and tourism related uses in the valley, including the Outney Meadow Caravan Park and Bungay Golf Course. The local footpath network includes part of the Bigod Way and Angles Way long distance footpaths.

Policies and proposals
l 47.4 Development boundaries have been drawn for the Bridge Street, Ditchingham Dam and Bungay Staithe areas, reflecting the form of the existing built-up area and in order to prevent the further extension of development into the surrounding countryside. With regard to housing and employment related development, Policies H1 and EMP1 will apply in these areas. Outside these areas Policies H2 and EMP2 will apply. Other Local Plan policies will apply where they are relevant. For example, Policies B5 to B10 deal with Conservation Areas and Policy TR15 to upgrading of facilities in existing caravan sites.

l 47.5 To the east of the Inset area are Wainford Maltings. These are on the River Waveney about one kilometre east of Bungay Staithe. Parts of this large group of buildings have been vacant for some time and schemes which propose their use for alternative purposes will be assessed against policies in Part 1 of the Local Plan (including Policies H7 and EMP4). Where proposed new uses are acceptable in principle, they should be accommodated largely within the existing buildings. Any minor new buildings should be well integrated into groups of existing structures.

48 Oulton Broad (Inset Nos 32a & 32b)

Background information

l 48.1 Oulton Broad is the largest broad of the southern part of the Broads system and is located at the western end of Lake Lothing, on the fringe of Lowestoft. Mutford Lock separates the freshwater broad from Lake Lothing to the east, providing a southern link between the Broads and the sea.

l 48.2 Land uses around the broad are diverse. In 1989, the Oulton Broad Study was prepared by consultants to the Broads Authority. The Study examined all aspects of the area and provided a set of policies and proposals aimed at conserving and enhancing the natural beauty of the area and enhancing the attractiveness of the built environment of Oulton Broad. The Study noted that:

‘The intensive and wide variety of uses in Oulton Broad, from the thoroughly rural to the markedly urban, combine to give the area a very special and exciting quality.’

l 48.3 The land surrounding Oulton Broad can be divided into quite distinct areas. Much of the northern bank consists of the curtilages and moorings of residential properties fronting Borrow Road and Broadview Road, and boatyards off Caldecott Road. Commercial and tourism related development is concentrated at the eastern end of the broad (around Nicholas Everitt Park and Bridge Road) and along part of the southern bank, where there is holiday accommodation and boatyard development. The remainder of the surrounding land is largely undeveloped  marshland, although there are some leisure/mooring plots at the western end of the broad. The area to the south west, including White Cast Marshes, is of great importance for nature conservation, with exceptional marsh and dyke flora and significant bird interest. The marshes are managed by the Suffolk Wildlife Trust, which has established a visitor centre.

l 48.4 During the summer months Oulton Broad is a bustling holiday centre. Activities for holiday makers and local people alike include boat trips around the broad, hire boats, power boat racing, Nicholas Everitt Park, children’s play area and scenic walks. Sailing is one of the most popular pastimes and is facilitated by approximately 170 permanent moorings and an additional 70 temporary moorings along The Boulevard.

l 48.5 Holiday accommodation is available in local hotels and guesthouses, in chalets at the Broadland Holiday Village off Marsh Road, and in static and touring caravans at the Broadview Caravan Park.

l 48.6 Outside the holiday season, Oulton Broad is still well used and is an important recreational facility. Local people regularly visit the park where the headquarters of both the Oulton Broad Yacht Club and Rowing Club are located. Bridge Road is an important local shopping area for residents and visitors, providing a range of shops and services. The western half of Bridge Road, to the south of The Boulevard, falls within the Broads area.

l 48.7 The Broads Authority designated the Oulton Broad Conservation Area in 1990 following the recommendation of the Oulton Broad Study. The special character of the area which merits protection is given by its extensive tree cover and its larger older buildings, including Swonnell’s Maltings. The Oulton Broad Study also recommended the preparation of an enhancement scheme with the principal objective of perpetuating the tree cover which is so important to the area.

l 48.8 A new Mutford Bridge and relief road linking with Victoria Road opened in August 1992. This has relieved congestion in Bridge Road providing the opportunity to carry out environmental improvements. Options for such improvements are being considered. The implementation of the road scheme also facilitated the restoration of Mutford Lock. This work was the result of a joint initiative by Suffolk County Council, the Broads Authority, Associated British Ports and Waveney District Council. It is intended that the Lock will come within the ownership and management of the Broads Authority. The restoration of Mutford Lock was identified as a high priority by the Oulton Broad Study.

Policies and proposals
l 48.9 A development boundary has been defined for Oulton Broad. Land on the northern and eastern side of the broad has been included with this boundary, together with land off Bridge Road. In order to help protect the character of the Oulton Broad area, other land has been excluded from the development boundary, for example Nicholas Everitt Park, Waveney Hill, land between Borrow Road and the broad and land to the south of the broad. With regard to residential development, Policy H1 will operate within the development boundaries.

l 48.10 Where they are relevant, the overall policies of the Local Plan will apply to Oulton Broad. In particular, attention is drawn to Policies B5 to B10, which apply to the Conservation Area and policies concerning boatyards (for example Policy EMP5) and caravan sites (Policy TR14).

Policy OB 1
Environmental enhancements at Oulton Broad
The Broads Authority, in conjunction with Waveney District Council and other interested bodies, will implement a programme of environmental enhancement schemes at Oulton Broad.

l 48.11 The Oulton Broad Study recognised the pressures of a wide range of uses on Oulton Broad and proposed a series of practical improvements. A number of schemes have already been carried out in the area, both before and as a result of the Study. They include the reorganisation of car parking at Nicholas Everitt Park, the improvement to The Boulevard, the restoration of Mutford Lock and the designation of Oulton Broad Conservation Area. The Broads Authority will continue to work with other organisations, including the District Council, to secure the further enhancement of Oulton Broad, taking account of the findings of the Oulton Broad Study. In particular, the Study recommended a range of improvements to Nicholas Everitt Park, to enhance its appearance and make better use of existing facilities.

Policy OB 2
Shop fronts in Bridge Road
In the Bridge Road shopping area, new shop fronts will be permitted only where they are designed to respect and enhance the scale and character of the existing buildings.

l 48.12 Only those shops and other uses on the western side of Bridge Road (to the south of The Boulevard) fall within the area of the Broads Local Plan. The Oulton Broad Study recognised the importance of Bridge Road for local residents and visitors. It proposed that the provision of the relief road, which is now in place, should provide the opportunity and impetus to enhance the Bridge Road shopping area. The Study put forward a number of potential improvements which, for the most part, will need to be implemented by Waveney District Council in consultation with the Broads Authority. Where new shop fronts are proposed within the Broads area, Policy OB2 is intended to positively increase the standard and quality of shop fronts as they are renewed. Careful design which this policy encourages can lead to a marked improvement in the street scene.

Broads Information Centre
l 48.13 Part of the Broads Authority’s strategy is to develop a small network of Broads Information Centres. The function of these centres, which are in key locations for Broads visitors, is not only to provide information but to increase visitors’ understanding and awareness of the Broads area. The Authority intends to construct a Broads Information Centre at Oulton Broad. The precise location has not yet been decided, although the Oulton Broad Study identified land adjacent to Mutford Lock as an appropriate location. If this site is chosen, it would be just outside the Broads boundary and therefore outside the scope of this Local Plan. Further assessment of the appropriate scale, siting and design of the centre will be required.

Policy OB 3
Development in Marsh Road
Development which would lead to increased traffic movements on Marsh Road will not be permitted.

l 48.14 Marsh Road is a narrow road with a seriously substandard junction onto Bridge Road. It nevertheless provides the only vehicular access to a large area which includes residential development, Broadland Holiday Village, Broadview Caravan Park, moorings and boatyards. At peak holiday times, therefore, the amount of traffic generated can be substantial. In view of the substandard nature of Marsh Road and its junction, developments which are likely to lead to further traffic movements would be inappropriate. Marsh Road serves an area that is geared towards tourism and recreation and it is anticipated that these uses will be maintained.

Policy OB 4
Boathouse Lane leisure plots
Development will not be permitted on existing leisure plots other than:

a) development which is essential for their use as individual moorings;

b) the raising of land levels to provide a car parking space which is located close to the road and giving only pedestrian access to the waterside;

c) the provision of single room day huts or storage lockers, 

provided that their design is appropriate to their location and the siting is not intrusive, particularly from Oulton Broad or Oulton Dyke.

l 48.15 An area of boat moorings and privately owned leisure plots is located to the south-east of Boathouse Lane. This area has caused concern for many years due to the unsightly and indiscriminate erection of buildings and fences, the siting of caravans and the tipping of materials to raise the land level. Development in this attractive and prominent location needs to be strictly controlled in order to prevent unsightly and 

inappropriate development and the extension of leisure plot use. Policy TR18 will also apply in this area.
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