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	Section 1: Introduction, Aims and Objectives


Introduction

1.1
The Development Control policies - Development Plan Document (DPD) will be the second Development Plan document to be produced in the Authority’s Local Development Framework, and will ultimately contain the policies to deal with day to day planning applications through the control of development. It should flow from the overarching themes in the Core Strategy DPD and not contradict this approach.

1.2
It is proposed in the Local Development Scheme that the Development Control DPD be supported by a Supplementary Planning Document (SPD) on development and flood risk. At this early stage in the production of these two documents they are running along side each other and so the issues and options for both are presented in this one document.

The Core Strategy

1.3
The Broads Core Strategy was submitted to the Secretary of State in September 2006 and was the subject of an independent examination, with a week of hearing sessions in mid April this year. The Authority at the time of writing up this document does not yet know the outcome of the examination as to whether the Planning Inspectorate has found the DPD sound. Nevertheless given the Authority has a strict Local Development Scheme to stick to, preparation on the next two LDF documents, Development Control policies and the Supplementary Planning Guidance on Development and Flood Risk has begun. These next two documents are still at an early stage of production but at this time are based on the submission Core Strategy policies and the proposed schedule of minor amendments submitted to the Inspector at the end of the hearing sessions.
 The links to the overarching Core Strategy policies are set out in Table 1 and a full list of Core Strategy policies can be found in Appendix 1. 

Consultation Aims 

1.4
The aim of this document is to develop 'options' from the issues arising or from those raised though consultation with stakeholders and general public in late 2006 and early 2007. The consultation will commence on Friday 29 June 2007, and run for six weeks ending on Friday 10 August.

1.5
More detailed consultation on the ‘Preferred Options’ is timetabled to occur at the end of this year, in December.

Developing a Development Plan Document

1.6
The early stages of a producing the development control policies has been based on a broad issues raising exercise based around a consultation leaflet. There has also been careful analysis and review of the effectiveness of current local plan policies whilst considering the strategic direction of the Core Strategy and national and regional policy. The next stage of Development Plan Documents (DPD) production is to consult on the potential ‘options’ to remedy or support the issues raised. Even at this more informal stage the ‘options’ need to be well considered with every alternative presented, so that they can be properly appraised before moving on to the ‘Preferred Options’ stage. 

1.7
Preferred options represents the first formal stage in developing a DPD and these are again consulted on for a six week period. Following the consultation on the preferred direction of travel, policies are finally written up in order to be submitted to the Secretary of State for examination.

Developing Supplementary Planning Document

1.8
Supplementary Planning Documents (SPDs) follow less formal procedures than DPDs and are not the subject of independent examination. It makes sense however to begin collecting the evidence base and consulting on issues as soon as possible along side the sister development control document. The Local Development Scheme timetables the adoption of the Development and Flood Risk SPD early in 2008, supplementing the flood risk policy in the Core Strategy. This is in advance of the Development Control DPD in order to provide guidance on planning decisions as soon as possible on this important issue. 

1.9
For more information on the process of developing Supplementary Planning Documents or Development Plan Documents please see our website www.broads-authority.gov.uk/planning/planning-policy. For more information on the new plan making system please see Planning Policy Statement 12 on Local Development Frameworks on the Department of Communities and Local Government website: www.communities.gov.uk. Alternatively see planning portal website: http://www.planningportal.gov.uk, which is the Government’s advice resource on planning and building generally.

Issues and Options for the Broads Development Control DPD and SPG on Development and Flood Risk

1.10
Various options are suggested in the report, but these are very much a starting point of the whole process and may not on further analysis be combatable with national policy or Core Strategy policies. The options are to demonstrate all alternatives have been considered. Please feel free however, to raise any new options as well as respond to those identified.

1.11
Keep in mind what you would ultimately like to 'encourage' and what you would like to 'discourage' in the Broads in terms of development.

 

The Evidence Base

1.12
The new system of development plans demands that plans are developed around a robust and credible evidence base. The work on the Core Strategy has created a large evidence base already. More detailed evidence needs to be developed for the next stage of these more detailed policies. It is not directed that the entire evidence base be in place at the outset of developing a DPD, more that it is a continuing evolutionary process with each round of consultation a reiteration of the document themes. With this in mind the Broads Authority is continuing to develop its evidence base, which will ultimately inform the later stages of policy production.

Sustainability Appraisal 

1.13
A key factor in drafting and making policy decisions is assessing whether development proposed is acceptable with regards to sustainability criteria and a draft scoping report has been completed on this subject and was consulted upon in March/April this year. It and the responses to it have been published on our website. 

1.14
The recently published Planning Policy Statement 25 – Development and Flood Risk requires authorities to undertake a Strategic Flood Risk Assessment (SFRA). A major consideration in the Broads is the need to weigh up the desirability of a proposal against the management of flood risk. The Authority commissioned a SFRA joining with neighbouring authorities, Broadland, North Norfolk, South Norfolk District Councils and Norwich City Council to inform policy and the Sustainability Appraisal. 

Appropriate Assessment

1.15
Appropriate Assessment (AA), is the assessment of the plans/programmes and whether they have impacts either on their own or in combination with other plans/projects on the integrity of Special Areas of Conservation (SAC) and Special Protected Areas (SPA) sites in view of these sites European conservation objectives. The European Communities (1992) Council Directive 92/43/EEC on the conservation of natural habitats and of wild fauna and flora (the Habitats Directive) sets out the requirement for Appropriate Assessment of plans and projects. Recent guidance issued from the Department for Communities and Local Government (DCLG) specifies this includes the assessment of land-use plans, but excludes plans directly associated with conservation management.
 

1.16
To summarise the Appropriate Assessment process under the Habitats regulations there are three main tasks, firstly assessing likely significant effects, secondly the Appropriate Assessment and ascertaining the effect on site integrity before planning a mitigation or alternative solutions. At this early stage in developing the Development Control policies the process of AA is on going, but very much based on the assessment of the Core Strategy policies as this is the starting point. Following this consultation on the issues and early options, AA will inform the process of refining those options before work is done to finalise the preferred options. The AA on the Core Strategy is still available to view on our website.
 
Table 1: Links with Core Strategy – Submission Report

1.17
The table below shows how the options link the links with the Core Strategy and the current Local Plan

	Core Strategy section heading
	Core Strategy topic heading
	Issues and options topics covered
	Broads Local Plan  policy link

	Respecting Environment and Cultural assets


	Landscape Protection and Enhancement. 

CS1 & CS2
	Landscape Character

Nature conservation 

Trees and Landscape

Tranquility and Wilderness

Advertisements

Stand-alone Renewable Energy Schemes and Telecommunications

Historic and Cultural Environment


	B5: Designation, preservation and enhancement of Conservation Areas, 

B7: New development in Conservation Areas,

B8: Demolition in Conservation Areas, 

B9: Alterations in Conservation Areas, 

B10: Planning applications in sensitive locations, 

B18: Amenity and public safety of advertisements, 

C1: Fens and carr woodland,  

C2: International and national areas of nature conservation importance  

C3: Other areas of nature conservation interest, 

C4: Bank erosion –

C5: Bank erosion – 

C6: Development affecting the Upper Thurne and Trinity Broads, 

C7: Waterside development, 

C8: Piling and quay heading, 

C9: Trees and woodland,  

C10: Tree Preservation Orders, 

C11: Trees and landscaping in new developments, 

C12: Protection of open space, common land and staithes, 

C14: Development on drained marshland, 

C19: The coast, 

C20: AONBs, 

C21: Land raising, 

C22: Degraded land, 

EMP9: Open air markets, 

H15: Removal of residential permitted development rights,

INF14: Telecommunications

TC13:Petrol filling stations

TR22: Golf courses, 

TR23: Keeping of horses, 

TR24: Equestrian Centres, 

TR25: Stables, 

TR26: Angling facilities



	
	The Navigation

CS3
	Navigation

Safety

Infrastructure


	 C 8 Piling and quay heading

 TR 1 Temporary moorings for visitors

 TR 2 Development impinging on the waterways

 TR 3 Development leading to hazardous boat movements

 TR 4 New bridges

 TR 5 Design of new bridges

 TR 6Development for water recreation

 TR 8 Extending the waterspace

 INF 5 Broadland flood alleviation strategy



	
	Creation of new resources

CS4
	Creation of New Landscapes

Quality of the Built Environment

Sustainable Design

Biodiversity


	 C 11 Trees and landscaping in new development 

 C 21 Land raising

 C 22 Degraded land

 B 11 Design

TR8: Extending the waterspace, 

INF5: Broadland Flood Alleviation Strategy



	
	Historic and Cultural Environments

CS 5 & CS6
	Historic and Cultural Landscape

The Care and Reuse of Historic Buildings, Structure or Features

Quality of Development

Archaeology
	 C 13 Historic parks and gardens

 B 1 Listed buildings

 B 2 Alterations to listed buildings

 B 3 Building Preservation Notices

 B 4 Changes of use of windpumps and other historic buildings

 B 5 Designation, preservation and enhancement of Conservation Areas 

 B 6 Directions restricting permitted development

 B 7 New development in Conservation Areas

 B 8 Demolition in Conservation Areas

 B 9 Alterations in Conservation Areas

 B 10 Planning applications for sites in sensitive locations

 H 7 Conversion of rural buildings to residential or holiday accommodation

 B14: Scheduled Ancient Monuments and sites of outstanding archaeological importance, 

 B15: Evaluation of sites,

 B16: Other sites of archaeological importance,

 B17: Discoveries during development

	
	Environmental Protection

CS7
	Water quality

Air Quality

Waste Management


	 INF 7 Sewerage

 INF 8 Aquifer protection

 INF 9 Water resources



	
	Response to Climate Change

CS 8
	Small scale renewable energy

Energy efficient development

Larger scale renewable energy
	INF10, 

INF11

	Use & enjoyment of land and water
	Sustainable Tourism.

Core Strategy:

CS9 – 12 


	Location of second homes 


	BLP policies 

TR9 - 27 

BRU1 BR6 TSA5, HOR1, HOR2, PHB1, PHB6, PHB7, PHB9, STA1, WH5, OB4



	
	Water space management

CS13 – CS15
	Integrated Waterspace Management

Moorings

Sediment Management
	 C 5 Bank erosion - Control of permanent moorings for private motor craft

 C 6 Development affecting the Upper Thurne and Trinity Broads

 C 7 Waterside development

 C 8 Piling and quay heading

 EMP 5 Development at boatyards

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

 H 8 Boatyard sites within the development boundaries

 TR 1 Temporary moorings for visitors

 TR 6 Development for water recreation

 TR 7 New slipways

 TR 8 Extending the waterspace

 BRU 1 Riverside chalets and mooring plots

 BRU 3 Mooring plots

 BRU 4 Brundall Marina 

 TSA 1 Cary’s Meadow and adjoining land

 TSA 5 Bungalow Lane - mooring plots and boatyards

 WR 2 Woodbastwick moorings and houseboats

 STO 1 Riverside moorings 

 HOR 1Waterside plots

 PHB 8 
Vacant plots and mooring plots

 NOR 3Additional public moorings

 BEC 2 Hotel site

 OB 4 Boathouse Lane leisure plots



	
	Access and transportation 

Core Strategy CS16 & CS17
	Transport and location of development

Slipways and staithes

Rights of Way
	BLP policies

TC4 –13, PHB3, WH1, 7, 8, 100, NOR2, BRO1, HAD1, OB3

	Fostering Communities
	Rural Sustainability

CS 18, 19, 21
	Control of development

Development limits
	BLP Policies H1 – H15, 

B11 – 18, EMP1 –9, INF6-7, INF12,13

	
	Economy

CS 22 - 23
	Protecting general employment uses 

Employment in the countryside

Waterside sites and boatyards
	BLP policies

EMP 1-3, 5 – 7



	
	Residential development and the local community

CS 24 - 25
	Essential workers

Affordable homes.

Development inside/outside settlements

Community facilities and services
	H 1  New dwellings within the development boundaries

H 2  New dwellings outside the development boundaries 

H 3  New agricultural and forestry dwellings

H 4  Removal of agricultural or forestry occupancy conditions 

H 5  Temporary mobile homes

H 6  Replacement dwellings in the countryside

H 7  Conversion of rural buildings to residential or holiday accommodation

H 8  Boatyard sites within the development boundaries  

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

H 10  Houseboats and boats used as permanent dwellings 

H 11  Extensions and annexes

H 12  Sub-division of large houses

H 13  Affordable housing

H 14  Occupation and management of affordable housing 

H 15  Removal of residential permitted development rights

INF 12  Community facilities
INF 13  Protection of local facilities

	
	Flood risk

CS20
	Flood risk management

Flood risk Zone 3

A sequential risk-based approach
	BLP policies – INF1, 2, 3, 4, 5

SPG on Development and Flood risk


	Section 2: Draft Policy Options


	1.
Landscape Protection and Enhancement


1.1
One of the sustainability objectives of the LDF is to protect and enhance the natural and cultural environment of the Broads, whilst improving its ability to adapt to environmental change.  In recent years, concern has grown nationally, regionally and locally about the gradual degradation of both the countryside and urban environment through changing farming practices, drainage of wetlands, increased pressure from transport and the need for new housing and other development. There has been loss of biodiversity and landscape as a result of development and road construction from growth. Rural tranquility is rapidly being eroded from growth and transport pressures. These pressures also lead to loss and fragmentation of habitats, which in turn impact negatively on local biodiversity.

1.2
This part of the East of England is blessed by the Broads.  The planned growth in the districts surrounding the Broads is of around 34,000 houses between 2001 and 2021.  With this increased pressure it is ever more important to ensure the protection and enhancement of the landscape and its components.
1.3
In accordance with the statutory purposes of the designation of the Broads as one of Britain’s protected landscapes and government policy for national parks, a position of general restraint and landscape protection is the baseline of the Core Strategy and this sets the context for identifying and protecting the key physical, cultural and perceptual resources which make up the protected landscape of the Broads.

Landscape Character

1.4
Whilst protection is recognised as important, the needs of a ‘living landscape’, which will involve permitting development necessary to support local communities and the economy, are recognised, subject to criteria which protect and enhance the essential qualities of the landscape since it is that landscape which provides the basis of their livelihoods.

1.5
Despite its local distinctiveness, the landscape of the Broads is not homogenous.  There is a marked difference, for example, between the enclosed, intimate character of some parts of the Upper Thurne, and the wide open spaces of Halvergate Marshes.  Therefore while the need to protect the landscape is agreed as a priority, and is supported by national and regional and local policy and the Broads Plan, there may be areas that are better able to accommodate change than others.  The Authority has undertaken a Landscape Character Assessment.  This work will help to inform the development of landscape policy by identifying which areas are more and less vulnerable to change.  It will also provide detailed advice on landscape matters.

1.6
There are locations where the landscape has been damaged.  The aim will be to work with landowners and infrastructure providers to mitigate adverse impacts caused when the area was not a protected landscape. This policy seeks enhancement to the quality of built development, including, where possible, removing obtrusive and inappropriate development.

1.7
The wetland environment and character of Broads’ villages are likely to come under increasing development pressures. The extent to which new developments may be appropriate in maintaining and enhancing the landscape, social and economic character of Broads’ villages and the waterside must be defined through the Local Development Framework. Appropriate types and levels of development within the flood plain, as flood risk increases due to climate change and coastal submergence, must also be considered.

1.8
Character assessment includes the identification of particular cultural features and environments within the landscape, which gives it its character.  It provides strategic guidance on the future management of the cultural and historic values of the landscape - understanding the past will help inform plans for the future.

1.9
The coast is undeveloped and has national designations in its own right for nature conservation and landscape. Few developments require a coastal location in the Broads and given both the physical and policy constraints and the long term uncertainty about its flood defences it should not be expected to accommodate new development.

1.10
Current local plan policies are principally in the Conservation Chapter and criteria are repeated throughout the plan under policies for specific types of development  eg: 

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

It is not always clear when a current local plan policy aims to protect the landscape, there are no generic policies therefore there is a policy deficit on occasions when there is no policy for a specific use.  Policies are protective rather than proactive.

1.11
The development control policies will aim to address, maintenance of tranquility, protection of large scale landscape character, preserving local distinctiveness and character, protecting the landscape and the conservation of the natural resource and the historic and cultural environments whilst allowing essential development.

1.12
Policies will ensure that all aspects of the environmental and cultural assets of the Broads distinctive landscape are protected, enhanced and restored and proposals opportunities for positive impacts on the defining and distinctive qualities of the varied landscape character areas formed by the built and natural environment have been addressed and adverse impacts avoided:

1.13
The Development Control Policies DPD and the Development and Flood Risk SPD will need to include policies for the future protection and enhancement of the landscape as a whole, to preserve its essential distinctiveness and special character.  The Development Control Policies DPD will need to include policies for the protection and enhancement of the historic and cultural landscape, and to preserve important buildings and heritage features. Policies embrace habitat protection and restoration, including the role of land drainage and water management to assist the enhancement of biodiversity

Options

Option L1

1.14
Proposals for development and changes in land use and land management should take the following approach to protect and enhance and restore the environmental and cultural assets of the Broads distinctive landscape:

· to be informed about the development and its potential effects and the significance of those effects;

· to avoid adverse effects;

· to mitigate where adverse effects are unavoidable;

· to compensate any residual adverse effects; and

· to identify opportunities to provide new benefits through creation or enhancement.

Planning decisions, conditions or planning obligations would ensure implementation.

Option L2

1.15
Development should not conflict with the enjoyment of the special qualities of the Broads area which include the natural, historic and cultural values, its tranquility and remoteness.  Proposals should not cause demonstrable harm, visual amenity of the landscape should not be compromised, the nature, scale, building materials used and landscape works undertaken should be appropriate for the site and its setting in the landscape.  (Policy to protect current values).

Option L3

1.16
Landscape work undertaken as part of a development should implement opportunities to enhance appropriate habitats and strengthen landscape character.  The visual impact of currently intrusive features should be addressed through a comprehensive scheme for the site.  This will not be an endorsement for otherwise inappropriate development.

Option L4

1.17
Development should avoid cumulative visual and landscape impacts.  (Policy to recognise there may be an assumption that an innocuous use may be allowed to expand beyond the capacity of the site and its surroundings).

Option L5

1.18
A policy consideration is whether the landscape character areas be identified on the proposals map and whether there should be different detailed policies in each landscape character area or a generic policy which allows interpretation & application of principles.  Specific opportunities which have not yet been identified should not be precluded. 

Option L6

1.19
Development within or on land adjacent to watercourses will only be permitted where causes no demonstrable harm to amenity, landscape character, nature conservation, cultural heritage, recreational enjoyment of the water or public access.

Option L7

1.20
The exercise of permitted development rights which adversely affects the landscape character of especially distinctive areas will be withdrawn through the making of an “Article 4 direction”.

Option L8

1.21
Development will not be permitted within the coastal zone to be defined on the Proposals Map.

Option L9

1.22
Do you have any alternative options?

Trees and Landscape

1.23
Trees are relevant to visual, cultural and conservation aspects of landscape value. Policies can relate to individual trees through to woodland which can be protected when there are development proposals.

Options

Option  L10

1.24
Development which would have a significant adverse effect on trees or woodlands of landscape or wildlife importance will not be permitted.  The Authority will require planning applications for new development to include a comprehensive landscaping scheme to enhance the proposed development and the character of the area and to minimise the visual impact of the development on its surroundings.  Conditions can require the protection of existing trees, tree belts and hedgerows, new planting or other landscaping measures. This policy would protect and enhance the area as a whole.

Option L11

1.25
Trees with Tree Preservation Orders will be protected 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.  This policy would protect existing trees.

Option L12

1.26
Do you have any alternative options?

Tranquillity and Wildness

1.27
The Broads should offer a range of experiences, including the more social and bustling boating and an experience of wildness where peace and tranquility can be enjoyed.  For there to be a range of different ‘experiences’ across the Broads, it is important that the tranquil and wild areas are protected from development which would adversely affect this special character.
1.28
The classification of the different landscape types within the Broads helps to differentiate between the various areas and ensure that policies offer a level of protection that is appropriate.  

1.29
Light pollution is one aspect of tranquility.  Future development should seek to protect key characteristics such as tranquility and dark night skies.  Policies can provide guidance on best practice and on criteria for areas where lighting will be controlled more strictly.

1.30
The impact of noise can be a material consideration in the determination of planning applications. The planning system has the task of guiding development to the most appropriate locations. Noise policies can apply to the area as a whole or they may be area-specific.  Policies to avoid potentially noisy developments in areas, which have remained relatively undisturbed by noise nuisance and are prized for their recreational and amenity value for this reason may be appropriate.

Options

Option L13

1.31
A designated zone of tranquility will be identified where there will be strict controls over development noise & lighting identified on CPRE maps of noise and night skies to protect the most tranquil areas.

Option L14

1.32
Increased light pollution and increased noise levels should be avoided.  Policy will promote best practice in use and design of lighting and in the control of noisy activities throughout the area, generally based on current levels of noise and light and landscape character analysis through controls or reduction measures or to mitigate impacts through the use of conditions or planning obligations, to give some level of protection to the whole area.

Option L15

1.33
Special consideration should be given to development which would affect the quiet enjoyment of specified areas such as in or near Sites of Special Scientific Interest (SSSIs), remote waterside or other areas of landscape, wildlife and historic value to protect specific types of areas.

Option L16

1.34
Do you have any alternative options?

Advertisements

1.35
Policies can give clear guidance to prospective advertisers on the likely acceptability of their proposals and provide a basis for rational and consistent decisions on advertisement applications. Design guidance should avoid excessive prescription and detail, concentrating rather on the broad framework within which advertisement proposals will be considered.  Despite locally specific policies, they cannot by themselves be the decisive factor in determining an advertisement proposal because the Advertisements Regulations require that applications be considered only in the interests of amenity and public safety, taking account of any material factors. can be helpful in advising prospective advertisers on the type of advertising displays which are likely to prove acceptable in the locality. The policies are sometimes associated with policies for the development of shop-fronts or commercial premises in High Street locations, or with policies for conservation areas. These policy statements will be a material factor in considering an advertisement application: as in other planning proceedings, those that are incorporated in a statutory development plan will be accorded greater weight as a material consideration. (including relevant factors mentioned in this.

Options

Option L17

1.36
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.

1.37
Specific areas will be identified, such as in the tranquility policy, where the display of poorly designed advertisements will be especially harmful.

Option L18

1.38
No specific policy as the general design and amenity criteria relate to all proposals requiring consent giving all parts of the Broads equal status as a protected area.

Option L19

1.39
Do you have any alternative options?

Standalone Renewable Energy Schemes and Telecommunications

1.40
Consultees have suggested that there should be specific policies for some types of applications ie renewable energy schemes and telecommunications due to their impact in an open, flat landscape such as ours and because of the government’s support in principle for these developments.

1.41
The Government places great emphasis on its well established national policies for the protection of National Parks including the Broads, Sites of Special Scientific Interest and buildings of architectural or historic importance so these do not need repeating.

1.42
The Authority gives its general support for renewables and would assess proposals against the criteria applied to all development types since non of these should be compromised by any development eg impact on landscape, townscape, natural, historical and cultural features and general amenity. These aspects can often be assessed by reference to the landscape character and sensitivity assessment already established.

Options

Option L20

1.43
High priority is given to protecting the Broads as an area of particular environmental importance.  Proposals should be sensitively designed and sited and the developer must demonstrate that there are no suitable alternative locations.

Option L21

1.44
Planning authorities can be explicit in setting out what information they wish to be included in a planning application and any supporting documentation for a renewable energy scheme.

Option L22

1.45
Policies for renewables could make specific reference to the impacts on the amenity of particular sub-areas (see tranquility options) in relation to visual intrusion, noise, dust, odour and traffic generation, identification of zones of visual influence, cumulative effect and separation distance from eg noise sensitive neighbouring.

Option L23

1.46
Plans can include criteria-based policies to guide telecommunications developments. Criteria should be flexible enough to allow for the efficient development of the network and the demands imposed by the technology:

· the siting and external appearance of apparatus, including any location and landscaping requirements to minimise the impact on amenity, without inhibiting operational efficiency; 

· the circumstances in which the local planning authority may decide prior approval is required for the siting and appearance of certain telecommunications development, or might intervene to seek the relocation of an antenna installed under permitted development rights, in order to minimise its effect on the external appearance of a building

Option L24

1.47
Do you have any alternative options?

Biodiversity and Earth Heritage

1.48
The development control process is a critical stage in delivering the protection and enhancement of biodiversity and geological conservation required by national policy.

1.49
Protection of the landscape is closely linked to biodiversity conservation and provides opportunities for meeting Biodiversity Action Plan (BAP) targets and quiet recreation, appropriate in the Broads. The environmental and ecological aspects of the Broads are key contributors to local distinctiveness.

1.50
Sites subject to national designations, namely SSSIs and NNRs, are accorded a high degree of protection under national legislation, with the objective being to conserve these resources, and the strategic policies reiterate this level of protection.

1.51
Nature conservation, however, is not just about applying protection to individual sites, but taking a wider, more holistic approach to the environment and the linkages and synergies between systems.  Recognition of the interconnectedness means that some level of protection must also be given to valuable non-designated sites, which support and contribute to environmental quality as a whole, and to avoid fragmentation.  Whilst it is essential that development does not adversely affect the wildlife value, it also provides opportunities for enhancement and it is important these are embraced to increase the value of the resource over time. Even improvements contributed through the small scale developments allowed in the Broads can support biodiversity targets.  In all relevant development proposals assessments of ecological impacts will be sought along with opportunities for enhancement with particular attention paid to Biodiversity Action Plan (BAP) species & habitats.   

1.52
The highest level of protection is given to features that are accorded statutory designation under European legislation.  On such sites, no development which would harm those features for which the site is designated will be permitted other than in most exceptional circumstances where there is no alternative solution, there are imperative reasons of over-riding public interest and appropriate compensatory measures are provided.  Potentially damaging development might be better located outside the Broads executive area.  The Core Strategy policies overall aim to give adequate protection to nature conservation interest. This policy makes the protection given in European Directives to designated sites explicit and will help the Authority in evaluating whether an appropriate assessment is required under the SEA and Habitats Directives.

1.53
There is a strong suite of current local plan policies which have successfully protected different habitats, specific areas and designated sites.  The policies do not seek to enhance the resource and so opportunities are lost.  Policies fail to give guidance on how to develop in harmony with biodiversity.  Earth heritage (or geodiversity) is not covered.

1.54
It is national planning policy that planning authorities should ensure that these species are protected from the adverse effects of development, where appropriate, by using planning conditions or obligations. Planning authorities should refuse permission where harm to the species or their habitats would result unless the need for, and benefits of, the development clearly outweigh that harm.

1.55
The development control policies should ensure that the value and integrity of nature conservation interest of the Broads distinctive landscape is protected, enhanced and restored.  

Options

Option L25

1.56
Proposals should ensure opportunities for positive impacts on the value and integrity of nature conservation interest have been addressed and adverse impacts avoided by securing necessary measures to protect, enhance, mitigate and/or compensate through planning conditions and obligations

Option L26

1.57
Opportunities should be sought to build biodiversity and geological conservation into the design of new development by agreeing a checklist of biodiversity and geological issues which might be covered in a development brief or an informal environmental statement, requiring ecological surveys, assessments of ecological impacts, following guidelines for protecting and enhancing populations of protected species to assist in determining the location and design of development.

Option L27

1.58
There should be clarity on how Development Control Policies can support Biodiversity Action Plans

Option L28

1.59
SSSIs are given a high degree of protection under the planning system.  Developments outside SSSIs should be assessed for any likely adverse impacts they might cause to the designated features and any appropriate mitigation and compensatory measures be undertaken or development will be refused. 

Option L29

1.60
Consideration should be given to the potential effects of development on the conservation of non-designated sites, habitats and species.  New development should minimise damage to biodiversity and the earth heritage resource by avoiding harm, and wherever possible on development sites, achieving net environmental gains through the retention of existing assets, enhancement measures and new habitat creation. This policy recognises the special status of the whole Broads Area, not just designated sites and to avoid fragmentation.

Option L30

1.61
Do you have any alternative options?

Historic and Cultural Environment

1.62
The Broads has a rich cultural heritage; statutory protection is given to features in recognition of their national importance and type of feature i.e. listed buildings, historic parks and gardens, Scheduled Ancient Monuments, Conservation Areas. The historic and cultural environments are a definable resource and also have a strong and increasing role in promoting and supporting the tourism and heritage industries, which adds weight to the need for protection.  

1.63
The strategic policies reiterate this level of protection for buildings and features covered by the statutory designations, but will recognise that it is not only these buildings and structures that contribute to the local character and distinctiveness.  The strategy for the historic and cultural environment is to take a wider, more holistic approach which focuses on the combination of features and their context and settings, rather than relying solely on the preservation of the special value through the protection of individual buildings, structures or features.  The Landscape Character Assessment identifies the distinctiveness and diversity of the area.

Options

Option L31

1.64
The wider historic landscape is to be protected and enhanced through encouraging development that is consistent with maintaining its overall historic character.  A wider, more holistic approach which focuses on the combination of features and their context and settings, rather than relying solely on the preservation of the special value through the protection of individual buildings, structures or features is to be adopted.

Option L32

1.65
Policies aim for the protection and enhancement of the historic and cultural landscape, and to preserve important buildings and heritage features.

Option L33

1.66
Policies will aim for enhancement to complement protection and to increase the value of the historic and cultural assets over time.  This will mitigate against damage that has been done in the past by inappropriate development or neglect and strengthen the distinctiveness and diversity of the area

Option L34

1.67
Do you have any alternative options?

	2:
Navigation


2.1
The protection and use of the Navigation is a statutory duty of the Authority and a key issue addressed in the Core Strategy.  The waterways as a whole are a core resource of the Broads.    This section covers protection for the navigable waterways for safety, transportation, and its physical structure. Principally, in terms of development control this relates to avoiding development and changes in land management which are detrimental to its use and safeguarding or promoting opportunities for its future use.

2.2
of the three statutory purposes of the Authority and use of the water is one of the key attractions for Broads visitors.  This will be maintained and protected and development which would have an adverse impact on the enjoyment of navigable water space will not be permitted.

2.3
Development proposals close to the navigation should be assessed against their impact on the use and enjoyment of the navigation. For example, avoiding a reduction in the wind required for sailing, provision for lowering of masts.

2.4
There is currently a degree of repetition in current policies, applying the same criteria to different types of development to protect the navigation covering:

· (Development) which would not obstruct navigation or lead to hazardous boat movements
· (Development) which would lead to boat movements resulting in a hazard to navigation.

Criteria to enhance the navigation are only sought in the Flood alleviation project and this misses opportunities.

Safety

2.5
Development proposals close to the navigation should be assessed against their impact on the use and enjoyment of the navigation. Development which would adversely affect navigation by impinging on or otherwise obstructing the Broads waterways is not appropriate.

Options

Option N1

2.6
Development which would obstruct navigation or lead to hazardous boat movements or create a hazard to navigation or would result in other users to cause a hazard to navigation will not be permitted.

Option N2

2.7
Proposals for all water-side development should identify and resolve navigational safety issues such as the provision of appropriate fendering, chains and ladders to piling.

Option N3

2.8
Do you have any alternative options?

Infrastructure

2.9
Rail and by water are efficient modes for the efficient and sustainable movement of freight.  Existing well-located freight wharves and facilities for rail and water freight interchange should be safeguarded for future use, where there is a reasonable prospect of developing them for port operational uses and improved provision made in locations with good road and rail access to end users.  The movement of minerals and waste, including in the future biomass are possibilities in the Broads. There may be new opportunities for the sustainable movement of recyclable materials. 

2.10
Staithes are protected by the Broads Act – and these are historic wharves for the loading and unloading of goods and, Norwich is still technically a Port.  The return of, albeit limited, commercial boating would help support the maintenance of the navigation as well as take freight off the rural roads. 

Options

Option N4

2.11
Opportunities for freight wharves and facilities for rail and water freight interchange on industrial sites adjacent to the navigation should be identified and safeguarded for future use, where there is a reasonable prospect of developing them for port operational uses and improved provision made in locations with good road and rail access to end users

Option N5

2.12
Further freight wharves should not be allowed in the Broads.

Option N6

2.13
Access to and use of the water will be safeguarded for recreational and commercial use in development proposals.  Development which compromises access to the water will not be permitted.

Option N7

2.14
Do you have any alternative options?

2.15
Waterways can provide sustainable transport initiatives for the movement of people and freight. The government encourages local planning authorities to safeguard the line of disused waterways where there is a reasonable degree of certainty of a restoration project proceeding, in whole or in part, within the development plan period. Additional guidance has also been included in the Design Manual for Roads and Bridges to ensure that waterway restoration proposals are taken into account when road improvement schemes are drawn up. Where there is a viable project to restore or develop a waterway which has started, or is likely to start within a reasonable period of time, the highway scheme should normally include a navigable crossing or diversion to standards appropriate to the waterway. In other cases, highway schemes should not prevent or inhibit future restoration to full navigation.

2.16
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. Some water sports are not always compatible with other uses of the waterways and could benefit from new waterspace.
Options

Option N8

2.17
The Authority will object to or will refuse consent 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, or compromise the restoration or enjoyment of the waterways.

2.18
Where a new or replacement bridge is to be constructed, the Authority will seek to ensure that temporary moorings would be provided for demasting, sufficient width and clearance under the bridge would be provided and the bridge should have a high quality of design and materials 

Option N9

2.19
There is no reasonable prospect for an extension of the navigable waterway and so developers will not be required to make provision in the design of any new bridge.

Option N10

2.20
Proposals to restore or extend navigable waterspace, to create new water areas, and/or provide by-pass channels will be encouraged/permitted 

Option N11

2.21
In considering development at the waters edge, the Authority will seek to ensure adequate protection for the quality and quantity of recreation and navigation and associated assets in the Broads and will investigate and seek the implementation of opportunities for recreational and navigational enhancement.

Option N12

2.22
Development which does not rely on its water-side location, need not take into consideration its effect on navigation and provide replacement access or recreational enhancements

Option N13

2.23
Proposals should ensure opportunities for positive impacts on the value and integrity of the navigation have been addressed and adverse impacts avoided by securing necessary measures to protect, enhance, mitigate and/or compensate through planning conditions and obligations.

Option N14

2.24
Do you have any alternative options?

	3:
Creation of New Resources


3.1
The Broads landscape is partly man-made and is constantly changing. There will continue to be opportunities to create new environmental and cultural assets on any scale of development.  On the whole current local plan policies concentrate on protection of existing resources rather than opportunities to create new.  Although opportunities are identified through the flood alleviation project and potentially through mineral extraction for new water space and water recreation, new landscapes and new habitats are not a key feature of current policy.  This means there are missed opportunities especially through the reuse of previously developed land or on land which makes a minimal contribution to Broads purposes.

3.2
This section works towards proactive policies which bring forward new initiatives and development.  The Landscape Character Assessment provides detailed evidence on which to base proposals and for planners to evaluate landscape change.  The Design and Management handbook provides design guidance without being prescriptive, the Sustainability Guide provides inspiration and the Local Biodiversity Action Plan (will) outline priorities for nature conservation.

Creation of New Landscapes

3.3
In a living landscape which is so intensely controlled and managed, the Authority must have an approach to evaluate and enable change within the context of the nationally protected landscape.  Landscape creation should offer biodiversity gains through habitat creation and opportunities to improve facilities for navigation and recreation.  There are therefore gains in terms of socio-economic values as well as to contributing to the achievement of national biodiversity targets.

Options

Option NR1

3.4
The Authority will encourage the creation of high quality land and water-based landscapes which reflect the essential Broads characteristics, which protect or significantly enhance local landscape character, which contribute to the Broads statutory purposes and where development associated with such changes is in the wider public interest.  Landscape creation should offer biodiversity gains through habitat creation and improve facilities for navigation and recreation.

Option NR2

3.5
Development will not be permitted on sites where the landscape and wildlife value have been degraded on which the recreation of a characteristic Broads landscape or wildlife habitat is appropriate and feasible.  Land raising will not be permitted where it would have a significant adverse effect on the character of the landscape, to wildlife or to the amenity of the local community. (Policy option to dissuade planned dereliction).

Option NR3

3.6
The creation of landscapes will only be allowed in areas that have suffered from inappropriate development or neglect and where landscape changes would be beneficial. (A restrictive policy option which protects areas with appropriate landscape character even though the changes may have benefits).

Option NR4

3.7
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.  

Option NR5

3.8
The Authority will encourage the development of alternative and more sustainable solutions to flood risk and alleviation, taking into account the likely changes as a consequence of climate change (eg the creation of washlands, set back schemes).

Option NR6

3.9
Do you have any alternative options?

Quality of the Built Environment

3.10
The built environment is an important part of the cultural landscape; it reflects the activities of people living and working in the Broads. The importance of the waterways, with their associated trades and activities, is dominant. Many villages are centred round the staithe, with prominent buildings constructed from materials carried by water. The design of these buildings reflects their special functions, whether connected with riverside trade or management of the land. Boat sheds, drainage mills, riverside chalets and cottages are all typical of the Broads. Their simple construction, often from lightweight materials, is suitable for the marshy ground conditions. The result is a scale and type of building which blends with the natural surroundings in a way that some new developments do not.  In addition, local skills are kept alive and provide livelihoods for local people.

3.11
Good design is crucial in protected landscapes such as the Broads, reflecting the planning status as a national park.  Development needs to take into account the characteristics of the site, as well as the distinctiveness of the wider Broads’ setting. Good design is all the harder to define in the Broads because of the varied nature of the local architecture.  As the local planning authority, the Authority can influence design and the use of materials so that buildings blend into the landscape.  But it is not about looking back; the Authority also wants to explore the future in innovative ways that are compatible with the local heritage and culture as well as potentially stimulating the local economy.  All new developments should display good quality design, the use of sustainable construction methods and the use of locally sourced materials and therefore contribute to the future cultural heritage of the area.

Options

Option NR7

3.12
Innovative solutions, utilising sustainable design solutions specific to the Broads, to minimise the impacts of sea level rise and climate change will be encouraged taking into account implications on scale and design and incorporating resilience to flood events.

Option NR8

3.13
Building in areas at risk of flooding will be unacceptable in design terms due to the landscape impact of higher floor levels, the loss of the traditional low Broads chalets and issues with older neighbouring properties. (Restrictive policy option which precludes design solutions).

Option NR9

3.14
All planning applications should demonstrate as part of the design and access statement how crime prevention measures have been considered. 

Option NR10

3.15
Thresholds for types or size of development to be agreed with the police on when their advice should be sought. Triggers could include location (such as adjacent to the water), type (such as pubs  or car parks) and size (such as number of new homes). What are appropriate thresholds?
Option NR11

3.16
A high standard of design will be promoted throughout the Broads both on new build and extension to existing buildings including: 

· The layout of development should relate well to the local area and to patterns of movement, the amenity of neighbouring properties, the character and appearance of land, including its shape, form, ecology, natural features, colours and elements, and the way these components combine. 

· Density, scale and mix should be compatible with the character of the local area and avoid adverse impact of development on views, vistas and skylines. 

· Attention to detail of the appearance of development should take into account the craftsmanship, building techniques, decoration, styles and lighting of a building or structure and the texture, colour, pattern and durability of materials, and how they are used.  

Option NR12

3.17
Rather than blanket policies, a policy to identify areas in need of improvement and the publication of design briefs for specific sites in order to preserve and promote local distinctiveness.

Option NR13

3.18
A policy which looks at generic groups of buildings or sites such as redundant boatyards or riverside chalets or development within flood risk zones or settlements and gives specific criteria for these situations.

Option NR14

3.19
The Authority will promote good contemporary design to secure the future cultural heritage value of the area.

or

Option NR15

3.20
Contemporary design will rarely be appropriate, traditional design should take precedence.

Option NR16

3.21
Do you have any alternative options

Sustainable Design

3.22
The Authority has been developing a framework of opportunities whose objective is a unique sustainable future for the Broads.  There is significant potential for the development of sustainable design solutions specific to the Broads and this could also potentially become a key economic strength.  This can be achieved through designing buildings to adapt to climate change, energy efficiency, choosing materials which have a low impact on resource depletion and energy consumption, making use of acoustic and thermal insulation, natural daylight and ventilation and understanding the importance of conserving limited natural resources and minimising consumption. Recycling, renewable energy, redevelopment of existing buildings, are key components to this strategy.  The use of locally sourced materials has benefits for both the environment and economy of the area.  Just because a development is sustainable doesn’t mean that design and other policy can be overridden however.

3.23
The Authority should be very much leading the way on these issues as a national park very much threatened by climate change.  Policies regarding these issues are more relevant to us than anybody else.
Options

Option NR17

3.24
The Authority will promote the use of local materials in construction and the use of sustainable construction methods thereby promoting local crafts and businesses improving all aspects of sustainability.

Option NR18

3.25
Innovative solutions to minimise the impacts of climate change will be supported recognising the particular challenges and opportunities that this will present in terms of development and of the delivery of sustainable design solutions.

Option NR19

3.26
The Authority will require a sustainability statement to be submitted with each application estimating a carbon footprint for all new development.  

Option NR20

3.27
The re-use of buildings in a rural location and the remoteness of them can sometimes not be sustainable, applicants should provide some kind of sustainability balance equation.

Option NR21

3.28
Developers of buildings in the flood plain could develop a methodology to show that they improve on or lessen climate change by sitting lightly on the land ie only development which can be proven to lessen the effect of climate change will be permitted in such areas.

Option NR22

3.29
Do you have any alternative options

Biodiversity

3.30
New development will provide opportunities to protect, maintain and enhance the nature conservation value of the Broads paying attention to habitats and species and contribute to ecological networks and create habitat corridors, especially linking fragmented habitats of high wildlife value.

3.31
The identification, promotion and creation of ecological networks will help to re-establish vulnerable species and habitats to more viable population levels and enable them to adapt better to change in the medium- and longer-terms.  It will also strengthen the distinctiveness and diversity of the area. Habitat corridors are vital for the migration and dispersal of species and help to maintain and enhance biodiversity.  In the light of current and future climate change, the role of habitat corridors is likely to become more valuable as species adjust their ranges to accommodate for changing climatic conditions.

3.32
The ecological impacts of a proposed development will need to be assessed.  Opportunities for ecological enhancements in all developments will be considered, in particular, contributing to the conservation and enhancement of priority habitats, sites and species, including those with Biodiversity Action Plans.

3.33
The re-use of previously developed land for new development makes a major contribution to sustainable development by reducing the amount of countryside and undeveloped land that needs to be used. 

3.34
There will be increased demand for recreational open space associated with planned development, with the need to identify the scale and location of green infrastructure required to ensure that existing, extended, and new communities are attractive places to live and work.  Green infrastructure is a sub-regional network of protected sites, nature reserves, green spaces and greenway linkages.  Green infrastructure provides for multi-functional uses, i.e. wildlife, recreational and cultural experience; it therefore contributes to liveability whilst also delivering ecological benefits.  Its importance to provide for the growth of Norwich and to integrate the Broads into the new communities is recognised.
Options

Option NR23

3.35
The Authority will identify and require the retention and provision of substantial connected networks of green space, from the urban fringe to adjacent countryside areas to serve the new communities. 

Option NR24

3.36
New development will only be allowed on previously developed land to reduce the amount of countryside and undeveloped land used to meet development needs and to make efficient use of land. (Policy option to protect against the loss of open land).

Option NR25

3.37
Even previously developed land on the urban fringe should be safeguarded to be managed for biodiversity and open air recreation to compensate for loss of land developed for /provide for increased demand from, housing in Norwich, Yarmouth and Lowestoft. (Policy option to bring land into open space use on the urban fringe).

Option NR26

3.38
Development proposals provide many opportunities for building-in beneficial biodiversity features as part of good design. Such opportunities should be maximised in and around developments, using planning obligations where appropriate. All development should be assessed for the contribution it could make to biodiversity.  Should priority species requiring increased habitats be identified?

Option NR27

3.39
Should the proposals map identify any areas or sites for the restoration or creation of new priority habitats which contribute to regional targets?
Option NR28

3.40
The implementation of an ecological network to provide links between fragmented areas of nature conservation interest and to create habitat corridors which can be achieved through planning decisions through and beyond the Broads will be supported and land safeguarded. Should large scale habitat creation schemes be identified on the proposals map or be shown diagrammatically.

Option NR29

3.41
Do you have any alternative options?

	4:
Historic and Cultural Environments


4.1
Policies are needed for the protection and enhancement of the historic and cultural landscape, and to preserve important buildings and heritage features.

4.2
The current local plan policies are largely robust but do not add particularly to national policy.  Policies relating to windpumps and to the conversion of rural buildings are more locally specific. However policies do not relate to the wider cultural heritage value of the built development.  Policies for the reuse of buildings favour residential use and only cover rural buildings. There has been no policy guidance for urban buildings.

4.3
Many of the distinctive and valuable structures are not listed, yet their loss would seriously erode the character of the area.

4.4
Policies give greater weight to settlements designated conservation areas, than to others, although they all have cultural significance – recognised by their inclusion within the executive boundary.  The use of the tool to remove permitted development rights when granting approval is widespread and has been supported through practice giving the Authority greater control over sensitive sites.

4.5
It is the aim of Core Strategy policy to ensure key buildings, structures and features which contribute to the Broads’ character and distinctiveness will be protected from inappropriate development or change and enhancements which maintain the overall cultural heritage value of an area will be encouraged.

4.6
This section looks at 

· the identification of locally important assets and their context through the cultural heritage strategy and the landscape character assessment and by applicants in their design and access statements;

· the repair and appropriate re-use of buildings and structures of historic, architectural, cultural or landscape value where the repair and/or use would not be detrimental to the character, appearance or integrity of the building or structure, its context or setting; 

· encouraging the highest standard of design to protect existing assets and add to the future cultural heritage value of the locality.

Historic and Cultural Landscape 

4.7
Authorities considering applications for planning permission or listed building consent for works which affect a listed building must have special regard to the desirability of preserving the setting of the building. The setting is often an essential part of the building's character, especially if a garden or grounds have been laid out to complement its design or function. Also, the economic viability as well as the character of historic buildings may suffer and they can be robbed of much of their interest, and of the contribution they make to townscape or the countryside, if they become isolated from their surroundings, eg by new traffic routes, car parks, or other development.  This is true of many Broads – specific unlisted structures.

4.8
The opportunities which the cultural heritage value gives to the fabric of an area can offer as a focus for regeneration. 

4.9
Proposals for development in Conservation Areas should identify what it is about the character or appearance of the area which should be preserved or enhanced, and set out the means by which that objective is met. 

4.10
It is not intended that Conservation Areas should be used as a tool to prevent development but more to ensure appropriate and high quality development takes place which preserves and enhances the character of the area.  Consideration could be given to a policy which treats the whole of the Broads executive area as if it were designated Conservation Area – currently lacking in the local plan is that it doesn’t make enough of National Park status in terms of protection or enhancement of the built or landscape environment. Should we not have any Conservation Areas and designate park wide Article 4 directions for the issues that are relevant to us? Given the already restricted Permitted Development rights in our area is there merit in designating further Conservation Areas and instead rely on valley or settlement management plans? This could give greater recognition to areas with particular character such as boatyards or waterside chalets which are valued for their local distinctiveness and which collectively contribute to the overall character to the Broads.

Options

Option H1

4.11
Development that would have a significant adverse effect on the form or setting of listed, scheduled and registered historic assets will not be permitted.

Option H2

4.12
Development that would have a significant adverse effect on the form or setting of any historic or cultural assets which give the Broads its distinctive character or which is integral to the understanding of the asset will not be permitted. (Policy option to recognised important non statutory assets).

Option H3

4.13
Development on sites where a listed building is located will be expected to contribute to the upkeep of that building in order to secure its future as part of a comprehensive approach for the site’s development.

Option H4

4.14
Development within or adjacent to Conservation Areas will be permitted if it would preserve or enhance the area’s character or appearance.

4.15
Demolition of buildings and other structures which make a positive contribution to the character or appearance of Conservation Areas and which requires consent will not be permitted. The Authority will require the submission of detailed plans and a full survey of any existing trees and a high standard of design and materials. Outline applications will not be appropriate in such locations

Option H5

4.16
In respect of applications for planning permission for sites in sensitive locations including Conservation Areas, waterside locations and other high profile sites, development will be permitted if it would preserve or enhance its character or appearance.  The Authority will require the submission of detailed plans and a full survey of any existing trees and a high standard of design and materials.  Outline applications may not be appropriate in such locations. (Policy option in which the approach to considering applications differs from that used across the Broads as a whole. Is the whole of the Broads a sensitive location?).

Option H6

4.17
Do you have any alternative options?

The Care and Re-use of Historic Buildings, Structures or Features

4.18
Conservation Areas, Listed Buildings, Historic Parks and Gardens, Scheduled Ancient Monuments and other features on the Sites and Monuments register already have a degree of recognition and protection.  There are many other landmark structures, features and valued buildings, which contribute to local character and diversity, which are not statutorily protected.  They are particularly vulnerable to inappropriate change, which currently, is difficult to resist.  

4.19
Policies need to provide guidance to ensure maintenance and enhancement into the future.  In recent years there has been interest in converting historic buildings for alternative uses, particularly for housing.  This can be a sound approach revitalising formerly redundant buildings but may be unsustainable when assessed against other plan objectives. Priority should be given to their re-use for employment uses that support the wider economic objectives of the LDF.  

4.20
The re-use of historic buildings, structures or features can result in further benefits than the preservation of the assets themselves. The requirement to preserve the character of the assets could lead to less intensive uses than residential.  This would give the possibility of generating an income stream to help ensure the future protection and repair of the asset.  Such uses could include a variety of tourist activities which would potentially provide greater public access to and interpretation of the assets.

4.21
The re-use of buildings is considered to be good sustainable practice, both in terms of embodied energy and maintaining a local skills base.

Options

Option H7

4.22
The demolition or partial/significant 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. 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.

Option H8

4.23
The change of use of buildings or structures which make a significant historical, cultural or architectural contribution to the character of the Broads landscape, waterways or built environment will be assessed on: the conservation of the features of interest and its character or appearance, the extent of alterations or extensions or peripheral facilities and the resultant effect on the setting and character of the building, structural soundness, appropriateness of its future use overall and its contribution to the economy of the Broads.  Where buildings have previously been in use for employment-related activities, priority should be given to their re-use for employment uses. (policy option to favour economic uses and introduce a sequential test)
Option H9

4.24
The conversion to holiday accommodation of rural properties may be permitted subject to the above criteria (however, some building types will rarely be suitable eg drainage mills) where the character of the building and its setting will remain non-residential.

Option H10

4.25
Notwithstanding government policy on sustainable development, the conversion to residential accommodation of rural properties will only be permitted subject to the above criteria where alternative uses are contrary to the Core Strategy or where other material considerations have greater weight. (Policy option to restrict residential conversions).

Option H11

4.26
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.
Option H12

4.27
Do you have any alternative options

Quality of Development

4.28
The Heritage resource cannot be increased in the way that some habitats can be created to enhance biodiversity.  Therefore policies aim to set new standards to compliment the current character and to create buildings which will be valued in future.  The design quality of new structures in the Broads will potentially impact on identified features; by requiring a high quality of design it is hoped that the cultural heritage value of the area will be enhanced.

4.29
New and old buildings can be woven into the fabric of the living and working community. This can be done, provided that the new buildings are carefully designed to respect their setting, follow fundamental architectural principles of scale, height, massing and alignment, and use appropriate materials. 

4.30
Preservation of historic fabric is an inherently sustainable practice owing to the embodied energy contained within it.  However, preservation of the historic fabric can sometimes be seen as a barrier to sustainable development e.g. use of double glazing.  The architecture of sustainable design can sometimes be challenging and potentially not appropriate for sensitive locations. The principles of local distinctiveness should be remembered and buildings will always need to react to their surroundings in order to be architecturally successful and therefore by definition fit into or take from the local vernacular no matter how contemporary they are.  Compatibility with sustainable energy targets and other sustainability objectives can be achieved to varying degrees without compromising the historic nature of a building.

Options

Option H13

4.31
The Authority will encourage the use of local materials especially those, which have a wider sustainable value locally for example reed thatch.

Option H14

4.32
The Authority will encourage the appropriate re-use of buildings but will discourage the re-use of buildings where remoteness might be an issue, where a large energy investment is required for conversion or where sustainable principles cannot readily be adopted due to the inflexibility of existing structure. 
Option H15

4.33
The whole life cost of materials should be taken into account (manufacture, lifespan, reuse, recycling and disposal). Environmentally unsustainable materials such as uvpc should not be used. (Policy option which strengthens role of sustainability in decision making).

Option H16

4.34
A new sustainability vernacular should be adopted regardless of the local vernacular. (Policy option which over-rides historic and cultural values).

Option H17

4.35
Do you have any alternative options?

Archaeology

4.36
Archaeological remains are finite, non-renewable resources. They help us understand our heritage and so have an important role in education, leisure and tourism.  It is highly likely that undiscovered archaeology exists owing to the largely undeveloped nature of the area.  The Broads is a low-lying wetland area where the landscape has been shaped over centuries by a combination of physical, ecological, cultural and historic factors. The broads are archaeological features being shallow lakes formed by peat digging.  The Broads contains important archaeological sites, many of which owe their preservation to water logged conditions which promote conservation of organic material.  Large areas of the grazing marshes have never been investigated or developed and there is a likelihood that they represent a reserve of significant archaeological artefacts and interest given the rich archaeology in the immediate vicinity.

4.37
The Landscape Character Assessment has drawn on the Historic Landscape Characterisation data and this will identify particular features and environments with archaeological potential and provide information on the areas which are more likely to be of historic interest.

4.38
The aim is for the archaeology of the Broads to be understood, protected and enhanced by protecting existing archaeology from inappropriate development or change and the adoption of methodology and procedures for the notification, recording and interpretation of unanticipated finds.

4.39
The whole of the Broads is an archaeological site.  Underwater archaeology has not been addressed previously, neither have palaeo-environmental remains.  Archaeology policies have been used more recently in the flood alleviation project applications and discoveries have been made.

Options

Option H18

4.40
Where development proposals are on sites which appear to raise archaeological issues, the Authority will require an evaluation of the site to determine its archaeological significance so that informed and reasonable planning decisions can be taken.

4.41
Where proposed development would affect a site of archaeological or palaeo-environmental importance and there is no case for preservation of remains, or where archaeological remains are discovered during development the remains should be evaluated, recorded and/or safeguarded through survey, publicity and provision of public access, interpretation of remains or landscapes; and artefacts removed from the development site should be recorded, analysed and displayed.  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.

Option H19

4.42
Development which would lead to a destruction of archaeological remains without their recording or a full evaluation of the consequences should not be allowed to proceed.

Option H20

4.43
Development which would lead to a destruction of highly significant archaeological remains of national importance should not be allowed to proceed.

Option H24

4.43
Do you have any alternative options?

	5:
Environmental Protection


5.1
Consideration of the quality of land, air or water and potential impacts arising from development, possibly leading to impacts on health, is capable of being a material planning consideration, in so far as it arises or may arise from or may affect any land use.  Controls under the planning and pollution control regimes should complement rather than duplicate each other however.

5.2
Current Local Plan policies appear weak partly due to the lack of scientific data on the impacts of development, knowledge about cumulative impacts and lack of planning powers over aspects of water management especially sewer connections.  This topic is a challenge to planners and developers because impacts cannot be seen until the effects of serious pollution are experienced.

5.3
Development control policies will aim to protect and enhance the environment by ensuring all development addresses impacts on air quality, water quality, water resources and waste.  The sustainable management and use of these resources will be sought.  Many issues overlap with the other resource sections.

Water Quality

5.4
As a sensitive wetland system that has suffered from nutrient enrichment, the Broads is at threat from limited water resource and diffuse pollution which reduces water quality and ecological status.  New development can have significant impacts on water availability and quality, be it from increased abstraction or risk of pollution by increased pressure on waste water infrastructure, and thereby damage the fundamental resource on which the area relies.  

5.5
The Authority will have little direct planning control over the impact of development as much will take place upstream.  Recognition of this issue will be the responsibility of other local planning authorities in their Local Development Frameworks.  The Environment Agency is a key consultee on development proposals and where development is likely to present a risk to the hydrological system it will not be permitted.  A 5km-10km consultation zone around the Broads would ensure that significant development takes account of the needs of the Broads wetland and its internationally Protected Sites. 

5.6
Flooding and pollution risk is increased by development which reduces surface permeability and consequently increases the rate of surface run-off.  An important ‘soft’ engineering approach to flooding and pollution prevention, which can also enhance amenity value, is to incorporate Sustainable Drainage Systems (SUDS) in the design for new development. The marine industry can impact on water quality, e.g. through sewage/fuel/paints and awareness raising campaigns as well as spatial planning are mechanisms for improving water quality.

Options

Option EP1

5.7
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.

Option EP2

5.8
Where the proposed development would reduce/ or have no net impact on the existing sewage discharge overall (eg: by upgrading the existing treatment system), the development maybe acceptable provided it is not in conflict with other policies in the plan. This would need to be demonstrated by the applicant to the satisfaction of both the Environment Agency and Natural England.

or

Option EP3

5.9
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.

Option EP4

5.10
Winter water storage on farms to be promoted where this fits with landscape and biodiversity policies.  Decisions on the alteration of hydrology by impoundment or by installation of water control structures in adjacent water courses will be considered based on the same criteria.

Option EP5

5.11
Development will not be permitted which the Broads Authority considers would create an unacceptable risk to the quality of groundwater discharge of effluent or leachates which may pose a threat to surface or underground water resources directly or indirectly through surrounding soils.  Proposals will be subject to particular scrutiny in zones around potable groundwater sources or over vulnerable aquifers as defined on the Proposals Map.

Option EP6

5.12
New marinas and boatyards exceeding 25 berths will be required to install pump-out facilities, unless site specific assessment shows that adjacent facilities are within a quarter of a mile of the new marina.  Marinas are to include compulsory use of pump-out facilities within conditions of use of marinas in accordance to Boat Safety Scheme and bylaws. All permanently moored boats to have holding tanks. Is 25 berths an appropriate threshold?
or

Option EP7

5.13
New marinas to provide facilities for appropriate disposal of portable toilet waste. A site-specific assessment will be required ensuring infrastructure facilitates safe disposal. (Policy option is less strict).

Option EP8

5.14
New boat yards which provide boat wash down service for cleaning or treating hulls of boats to require a purpose built wash-down facility which enables appropriate filtration of waste water from washing of boat hulls. Guidance on detailed design provided via Environment Agency and the Green Blue initiative.

Option EP9

5.15
The use of sustainable drainage systems (SUDS) to regulate run-off will be required as part of all development proposals to control the rate and quality of run-off as close to its source as possible. Maintenance plans should form part of an approved scheme.

or

Option EP10

5.16
The requirement for sustainable drainage systems should be in proportion to the size and scale of development and be appropriate to its location. (Are there some developments which would not need to ameliorate impacts?)

Option EP11

5.17
Do you have any alternative options?

Air Quality

5.18
Air pollution issues are dealt with on a very local basis through the implementation of the Environment Act 1995, which places a statutory obligation on local authorities to improve air quality in areas proven to be exceeding air pollution limits. Implementation of the Act, however, will become increasingly difficult with increases in traffic growth and energy consumption, as the regulations are reactive and not preventative.  As a wide open and largely flat rural area subject to northerly and easterly winds from the coast, the Broads does not suffer particularly from air pollution.  Measures will however be encouraged to improve air quality for visitors and residents.

Options

Option EP12

5.19
Applications for the installation of electric recharging points at moorings and the use of renewable energy to generate that electricity that will minimise noise and pollution and help to improve air quality locally will be encouraged.

or

Option EP13

5.20
All applications will be required to include measures for the installation of electric recharging points at moorings and the use of renewable energy.

Option EP14

5.21
The Authority will not permit development which is likely to cause emissions of smoke, fumes, gases, dust, steam, smell, vibration, noise or other pollution which would be seriously detrimental to amenity or unacceptable risk to the health or safety of the public. (Policy to recognise more stringent standards are required in the Broads which are visited for health and wellbeing and the high environmental quality.)

Option EP15

5.22
Do you have any alternative options?

Waste Management

5.23
Government policy seeks to reduce reliance on landfill as a means of waste management, instead promoting waste reduction, re-use and recycling, requiring also that waste is managed in accordance with the proximity principle. The inclusion of appropriate waste management techniques in development will be encouraged.  These could include the promotion of waste reduction, use of recycled materials in development projects, provision for recycling facilities at key visitor locations, safeguarding sites for wharves

Options

Option EP16

5.24
New marinas and boatyards to provide facilities for collection, maintenance and recycling or disposal of waste from the marinas or boatyards operations as well as that from berth holders.

Option EP17

5.25
The Authority will not permit the disposal of material to land with peat soils to ensure their protection.  Any appropriate land raising elsewhere should not use waste material and should be accompanied by a proper engineering scheme and drainage analysis.

Option EP18

5.26
Do you have any alternative options?

	6:
Response to Climate Change


6.1
Whilst climate change has been identified as one of the most important challenges we face as a global community, it will also have severe repercussions on a local level in the Broads. Rises in sea level from partial melting of large ice masses could lead to widespread flooding of properties and salinisation of inland waterways within the Broads Executive area. Climate change could also lead to higher local temperatures, stronger winds, significant changes in rainfall, increased frequency of tidal and storm surges and increases in coastal and soil erosion. Many of these factors could lead to increased flooding in the Broads area.

6.2
Planning policies are taking a much stronger stance on mitigation and adaptation at a national level than ever before. The response to climate change in planning for future development in the Broads could arguably take a stronger line as we are at the forefront of impacts.  Advantages of working towards zero carbon development would include:

· Reduced greenhouse gas emissions.

· Better adaptation to climate change.

· Reduced impact on the environment overall. 

6.3
This section looks at three aspects small scale renewable energy, energy efficient/zero carbon development and large scale renewable energy generation.. Other mitigation and adaption methods are covered under different policy topics eg biodiversity, water, location of development.

Small Scale Renewable Energy 

6.4
The current Broads planning policies are basically positive towards renewable energy subject to the same caveat that applies to any proposals for any development type: such development would not have a significant adverse effect on the landscape, wildlife, waterways or built environment of the Broads.

6.5
Forms of renewable energy built into/onto the fabric of a building have been assessed under policy B11 which applies to design.  Again, this is to ensure protection of the core resources that make the Broads distinctive. It is proposed this remains the policy position.

6.6
These policies have not proved to be restrictive to private landowners aiming to increase on-site renewable energy.  It is only more recently that development proposals have come forward which is a reflection of the price of infrastructure and technical knowledge of designers than of planning policy.

6.7
Emerging policies would be seeking a more positive approach by developers to include micro-generation in proposals as a matter of course.  Government suggests targets are included in policy, meaning that non-compliant development would be unlikely to receive consent.

Options

Option CC1

6.8
The Authority will encourage the energy efficient design of buildings and their layout and orientation on site. All non-residential developments (new or conversion) above a threshold of 1,000 sq m and all residential developments (new build or conversion) of 10 or more units) will be expected to provide at least 10% of energy requirements from onsite renewable energy generation. (Policy in line with government policy).

Option CC2

6.9
All development regardless of size should be required to provide some renewable energy generation since there are few large scale developments and a higher standard should be set due to the relevance of the issue in the area.  Where suitable opportunities are not taken, development will not be granted. (Policy option reflects vulnerability of Broads).

Option CC3

6.10
A target higher than 10% eg 20% should be set because 10% can be easily met when combined with reduced energy needs of a development and the target should be seen as a minimum not a maximum. There are wasted opportunities at many current developments. (Policy option to encourage generation).

Option CC4

6.11
Government policy should not apply in the area due to the small scale nature of most development and other constraints on development

Option CC5

6.12
Do you have any alternative options?

Energy Efficient Development

6.13
Current planning policies do not address mitigation and adaptation to climate change.  The Authority has published a guide to sustainable design to promote good practice and which illustrates how techniques can be applied within the 


locality.  These measures would need to be compatible with design objectives and not have a detrimental effect on the character or appearance of an area or on neighbour amenity.

Options

Option CC6

6.14
All development should include measures to address high levels of energy conservation and resource efficiency in the building and over the intended lifetime of the development and be proofed against the impacts of climate change addressing each of the following:


Energy/CO2, Water, Materials, Surface Water Run-off, Waste, Pollution, Health and well-being, Management, Ecology.

Option CC7

6.15
All homes should be built to above minimum standards ie to one or more star sustainability rating (Code for Sustainable Housing). Higher standards are set and must be achieved due to the status of the Broads as a protected landscape.

Option CC8

6.16
Government policy should not apply in the area due to the small scale nature of most development and other constraints on development

Option CC9

6.17
Do you have any alternative options?

Larger Scale Renewable Energy Generation

6.18
Industrial development including renewable energy plants or wind turbines will be assessed in exactly the same way as any major development, principally with regard to its impact on landscape, wildlife, waterways or built environment of the Broads.  Notwithstanding this initial stance which may not favour such development in such a sensitive environment, there may be opportunity sites where these criteria can be met and improvements achieved over the adverse impacts of a current development.  Historic buildings may be used for micro generation where the integrity of the building and its surroundings are not compromised by equipment and cabling.  There are large redundant industrial/agricultural complexes where redevelopment eg for a similar scale renewable energy plant would be beneficial in terms of visual amenity, employment and economy.

6.19
Policies could complement those of the Yarmouth/Lowestoft subregion and encourage innovative environmental technologies, taking advantage of transport on the waterways and biomass crops.

Options

Option CC10

6.20
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. Any permission may require the removal of all structures, with the appropriate reinstatement of the site, if the development becomes redundant. (Policy treats proposals same as other applications).

Option CC11

6.21
The development of renewable energy projects will only be permitted where attractive landmark structures are reused or on previously developed industrial sites and which result in a reduction of adverse impacts over the current situation. (Policy to provide guidance on limited opportunity sites).

Option CC12

6.22
No stand-alone renewable energy projects are appropriate in the Broads. (Policy option reflecting protected landscape status).

Option CC13

6.23
Do you have any alternative options?

	7:
Sustainable Tourism and Recreation


7.1
Tourism is a key contributor to the local economy, and is important to the character of the Broads. The importance of this sector to the local economy was raised several times during the consultation on the issues. As a traditional holiday and recreational area, the Broads is clearly appreciated as such by a significant amount of stakeholders and individuals. The Core Strategy makes the links between the statutory purposes of the Authority and the spatial vision to promote quiet recreation and enjoyment of the Broads, which supports Tourism and Recreation provided it does not harm the environment. 

7.2
Sustaining local communities is important to the Broads visitor experience, as it is these communities which provide the services and facilities for the tourist or visitor. 

7.3
Tourism and marine industries are key sectors in the Broads economy and also make the Broads what it is today. Understandably these topics have a significant place in the Core Strategy. This section relates closely to the Broads Tourism Strategy, so the DC DPD policies could add a spatial and geographical location to the various improvements set out there. The marine industry is considered separately in the chapter on the economy.

7.4
There is a range of visitor accommodation available In the Broads today, from hotels, sites for static and touring caravans, houseboats, permanent buildings used as holiday accommodation, including some public houses provide accommodation. The opportunities for visiting the Broads needs to be maintained, along with the quality of the visitor experience; and at a scale and location appropriate for the Broads.

Location of Holiday and Recreational Development

7.5
What should the considerations be for locating holiday or recreational development?  Policy CS11 in the Core Strategy seeks to direct tourism and recreation development to appropriate locations. Policy CS12 directs holiday accommodation to sustainable locations. The aim is to distribute tourism through the Broads whilst providing protection to vulnerable areas and promoting redistribution. This includes accommodation and facilities. Flood risk implications are covered in separate section.

Options

Option ST1

7.6
The site is within an existing settlement or is closely associated with an existing group of holiday dwellings, a hotel or boatyard.

Option ST2

7.7
Residential amenity of adjoining neighbours would not be affected.

Option ST3

7.8
Ability of site to take proposed scale development.

Option ST4

7.9
Regeneration or enhancement of particular areas.

Option ST5

7.10
The proposal is for a single dwelling or small group.

Option ST6

7.11
Are there any particular areas in the Broads that deserve special protection from holiday uses because of the landscape or local ecology? For example the coastal zone is mentioned in the existing Broads Local Plan as not suitable for any more small scale development of camping or touring caravan sites or extensions to existing sites.
Option ST7

7.12
Cumulative impacts - should this be a consideration? If so how do we consider incremental change, bearing in mind Core Strategy seeks to support economic diversification?

Option ST8

7.13
 All above of the above?

Option ST9

 7.14
Do you have any alternative options?

Specific Policies on Tourism/Recreation Uses

Protecting Tourist and Visitor Facilities

7.15
Shops, pubs, restaurants, moorings, water and electricity and boating supplies are used by local communities as well as visitors.  These services are all part of the essential infrastructure of a holiday destination. Policy CS9 in the Core Strategy seeks to encourage a network of tourist and recreational facilities throughout the system and protect against any loss of existing services.

7.16
Redevelopment of waterside sites including boatyards for tourism infrastructure, improving the quality of the physical infrastructure (river frontages, access points, hire boats, and protecting valuable support services such as visitor moorings, electric charging points, pump out etc) will continue to be encouraged.  However, diversification within the tourism industry also must be promoted.  Waterside employment sites provide valuable employment land which is difficult to replace without taking greenfield sites, so policies aim to retain these sites in employment uses to meet the needs of modern businesses.

Options

Option ST10

7.17
Facilities/services for necessary tourist and visitor infrastructure should be protected throughout the Broads area with no exception. (eg no change of use acceptable away from tourism/visitor uses).

Option ST11

7.18
Facilities should be protected from change of use only where they form part of the economy.

Option ST12

7.19
Facilities compliant with high levels of accessibility by public transport will be protected.

Option ST13

7.20
Facilities within established settlements but where other facilities are limited will be protected. 

Option ST14

7.21
What other specific locations should be protected from loss of facilities?

Option ST15

7.22
Specific uses only will not be granted consent for change of use, eg pubs, marine facilities, other uses?

Option ST16

7.23
Do you have any alternative options?
Holiday Dwellings

7.24
Affordable housing is a major issue in rural areas across the region and demand for second homes can exacerbate the problem. However the Broads has traditionally been an area for ‘second homes’, although the amount they contribute to the local economy is arguable. The current local plan seeks to apply conditions on proposals for holiday accommodation so they remain as such. 

7.25
The Town and Country Planning Use Classes Order (Amended 2005), sets out the different land uses and the permitted changes. Hotels/guest houses are use class C1 where as dwelling houses whether for permanent occupation or not are classed as use class C3. There are no controls in the planning system to restrict the owners of a second home, moving in entirely and it becoming their sole residence. The implications of which could be dramatic, ultimately this would making the Broads a permanent residential area rather than a holiday area. 
Options

Option ST17

7.26
Should BA continue to restrict holiday accommodation so it remains as such in perpetuity and not sold off as second homes? If so how do we restrict this? Typically this has been done by planning condition or obligation.

Option ST18

7.27
No restriction on holiday homes becoming second homes.

Other Options

Chalets and Static Caravans

7.28
Given the nature of the Broads area and the hierarchy of protection it has in conservation terms these uses are currently judged in the adopted local plan to be so intrusive in the landscape that new sites will not be permitted, and only minor extensions are acceptable.

Options

Option ST19

7.29
Bearing in mind the list of options under location and general considerations for holiday sites and overarching issues like flood risk issues should the restriction of new chalets and static caravan sites continue to be the approach?

Option ST20

7.30
The alternative would be no restrictions of this holiday use.

Camping and Caravan Sites

7.31
These are less intrusive as they do not involve permanent structures on the whole site, however facilities/toilets/shower blocks and electric hook up points are permanent.  

Options

Option ST21

7.32
Bearing in mind the list of options under location and general considerations for holiday sites and overarching issues like flood risk issues should the approach for camping and touring caravan sites continue to be the same?

Option ST22

7.33
The alternative would be no restrictions of this holiday use.

Mooring and Leisure Plots

7.34
These sites, even though on a small scale individually, cumulatively can have an impact on the open aspect of the landscape in the Broads by privatising the waterside. The current local plan makes it clear that no further leisure plots will be permitted and that new development on exiting leisure plots is only acceptable where there is on harm to the landscape having had regard to preserving the waterside. In the life of the adopted local plan this approach has proved successful in protecting the waterside environment.

Options

Option ST23

7.35
Should the Authority continue with this restrictive approach? 

Option ST24

7.36
 The alternative would be no restrictions of this use.

Option ST25

7.37
Do you have any alternative options?

Golf Courses

7.38
Although golf is a form of recreation popular among many, the adopted local plan does not consider it an activity which promotes the understanding or the recreational enjoyment of the Broads. Indeed neither it is an activity, which is dependent on a Broads location. Courses typically cover extensive areas and are unlikely to be compatible in Broads landscape terms.

Options

Option ST26

7.39
Are the range of issues set out under the location of, and general considerations for holiday or recreational development satisfactory to judge proposals for golf courses, without a specific policy on this use?

Option ST27

7.40
Is there a need for an entirely different approach for golf courses?

Option ST28

7.41
Do you have any alternative options?

Development Related to the Keeping of Horses

7.42
Depending on the scale of development there is potential for significant impacts on the landscape. For instance large equestrian centres can generate traffic and materially change the land more markedly than more traditional agricultural uses. Current decisions are taken on a site-by-site basis depending on scale, considering the impacts on the landscape, residential amenity and local character. The keeping of horses is different to grazing of horses and the change of use of land involved can have major impacts on the landscape and local economy.

Options

Option ST29

7.43
Change of use of land for keeping of horses will not be permitted where there is a significant adverse effect on character of Broads landscape 

Option ST30

7.44
Equestrian centres will only be permitted where development is based on existing buildings not requiring significant new buildings of residential accommodation.

Option ST 31

7.45
Small scale proposals for stables and other equestrian activities only acceptable  if development is appropriate to character of the area and new buildings minimise their visual intrusion into the landscape.

Option ST32

7.46
The alternative would be no restrictions of this use

Option ST33

7.47
Do you have any alternative options?

Angling Facilities

7.48
Angling is a popular activity in the Broads, and according to recent figures contributes significantly to the Broads economy. The Authority’s angling strategy considers this area in more detail. Recently there has been pressure for excavation of fishing lakes that has had adverse landscape impacts.

Options
Option ST34

7.49
Angling facilities will only be acceptable where there is no significant adverse effect on the riverside environment and are of good construction and design. 

Option ST35

7.50
New angling facilities will require evidence that there will be no damage to bankside vegetation, residential amenity or adverse effect on the waterway.

Option ST36

7.51
Do you have any alternative options?
	8:
Waterspace Management


8.1
The water space is to be managed in a strategic, integrated way and navigation and conservation interests are to be maintained and enhanced.  Site management plans for key broads will be developed and implemented and opportunities for the restoration, extension or creation of navigable / recreational water space will be promoted, consistent with natural or cultural heritage conservation interests and other Broads purposes.  In drawing up detailed policies for waterspace management, issues identified through the Core Strategy need to be taken into account in particular: Preserving local distinctiveness and character, Balancing development with the conservation of the natural resource, Management of the flood plain, Supporting economic regeneration and sustainability, Promotion of development which is compatible with sustainability objectives to support the boating industry, protection and promotion of the use of the Navigation.

8.2
Integrated waterspace management is proving to be a successful way of addressing issues and opportunities.  Two specific aspects to be addressed through development control policies are highlighted in this section: moorings and sediment management. This is because they are particularly interlinked with management for navigation and for conservation.

Integrated Waterspace Management

8.3
There is considerable pressure in certain areas on the use of water space for navigation, recreation and nature conservation purposes. Its management requires an integrated approach, based on levels of use and importance, and suitability and potential for different uses.  Recognition of the varied landscape characteristics across the Broads area and their differing capacity to absorb change should be incorporated into the implementation of policy.

8.4
Improvements for people and wildlife can be achieved as evidenced at Barton Broad.  The Authority will work with partner bodies and local communities taking a valley wide approach to develop integrated management.

Options

Option WM1

8.5
Proposals for development in areas with site management plans should identify what it is about the character or appearance of the area which would be preserved or enhanced by the proposal and set this out in their design statement.

Option WM2

8.6
Proposals for development which do not accord with an appropriate level of use of the waterspace in conflict with natural or cultural heritage conservation interests will not be permitted.

Option WM3

8.7
Proposals to extend navigable waterspace, to create new water areas, and provide by-pass channels will be permitted provided that they do not have a significant adverse effect on the Broads landscape, wildlife and wildlife habitats.

Option WM4

8.8
The status quo will be preserved, with no further development on or adjacent to the waterside.

Option WM5

8.9
Do you have any alternative options?

Moorings

8.10
Opportunities to meet the demand for and supply of moorings of all types requires guidance through development control.

8.11
The number of public/visitor moorings across the Broads has been in decline for a number of years.  The provision of a range of additional visitor moorings will be encouraged in order to ensure that visitor moorings are available in appropriate locations and where they are most needed, where they contribute to the management of a safe and attractive waterway and in settlements where services and facilities are available

8.12
The reasons for decline include the conversion of boatyards to alternative uses, the increase in private boats which permanently occupy formerly publicly available spaces in boatyards and, more recently, engineering works associated with the flood defence works.  Lack of mooring will affect the visitor experience by limiting the places that can be visited and will tend to concentrate visitor numbers where mooring is most plentiful, which can cause problems in terms of promoting quiet enjoyment.  This policy links to the Gateways policy, recognising the facilities and attractions potentially on offer to the visitor if they can moor.
8.13
A number of principles are suggested to guide site specific issues:

· Protect and enhance existing sites/facilities.

· Resist the loss of support facilities e.g. pump out.

· Ensure new sites avoid environmentally sensitive areas.

· Encourage innovative mooring design to provide habitat opportunities and mitigate landscape impacts.

· Encourage new sites for development in key strategic areas.

Options

Option WM6

8.14
New mooring basins for permanent moorings will only be permitted where an adequate range of on and off site services can be provided, where previously developed land is used, and in locations where increased boating can be accommodated and where landscape character is not adversely impacted.  Issues to be addressed include size and number of boats suitable for the nature of the navigable water, access and car parking, waste and sewage disposal, visitor moorings, periods of occupancy (not residential). (Policy to ensure quality of all new permanent moorings for private boats.)
Option WM7

8.15
Development of permanent or long stay moorings for private motor craft will only be permitted where they are in an off-river basin and would directly replace an equivalent number of established moorings on the river frontage; or they are in an off-river basin in a boatyard and would not result in an increase in motor craft numbers; or 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. (Policy to restrict growth in permanent moorings for private boats).

Option WM8

8.16
All new or reconfigured mooring basins/marinas will provide a proportion of visitor moorings not less than 10% of total moorings with a minimum provision of 2. No loss of visitor moorings beyond this threshold will be permitted.  Should lower or higher thresholds be set? (Policy to maintain supply of short stay moorings.)

Option WM9

8.17
New visitor moorings will be permitted where they contribute to the objectives of the mooring strategy in terms of their location and quality:  wild, rural, country park, urban or flagship. Development which compromises the future provision or the loss of such moorings will not be permitted. Ancillary facilities in accordance with their function will be encouraged especially electric recharging points.  Opportunities to accommodate other recreational users will be encouraged eg anglers.

Option WM10

8.18
The use of mooring plots will be restricted to the mooring of boats and uses incidental to that activity.  No buildings or structures will be permitted other than storage lockers for use incidental to the enjoyment of the mooring plots.  The permanent or seasonal occupation of vehicles, structures or boats and the standing of caravans will not be permitted.

Option WM11

8.19
Do you have any alternative options?

Sediment Management

8.20
Parts of the rivers and broads are subject to periodic dredging to keep the waterways open to navigation not only for the Authority but also for owners of private water space who require planning consent for disposal.  Historically, the dredgings have been disposed of on land when ecological gain, flood defence and agricultural benefits could be derived.  Dredging is guided by local and national legislation.  The Sediment Management Strategy for the Broads informs disposal options as part of a sustainable and holistic approach.  Dredging itself does not always require planning consent, but engineering works will, as does the disposal of dredgings as waste (a county matter).  Permanent earthworks to create new reedbed areas would require consent for example, and contaminated dredgings may only be disposed of at licensed landfill sites with the permission of a county council (such as Postwick Tip).

8.21
Silt resulting from bank erosion is a recurring issue, with a number of causes. Once the causes have been addressed, action must be taken to restore and protect banks.  The Authority provides advice to landowners on appropriate bank protection methods, encouraging the use of natural or 'soft' engineering techniques wherever possible.

Options

Option WM12

8.22
Where development increases use or changes the nature of use of the navigation causing greater sediment input or requiring increased maintenance of the navigation, developers will be required to make financial contributions to the upkeep of the navigation.

Option WM13

8.23
Where development involves dredging, the beneficial use of dredgings will be encouraged through reuse (direct reuse options include habitat creation, flood protection works), and recycling (in construction schemes). Engineering works to enable responsible/sustainable methods of storage will be permitted, on a temporary basis where necessary.

Option WM14

8.24
No dredgings will be allowed to be disposed of within the executive area where they require engineering works. (Policy option to highlight the wider implications of restraint).

Option WM15

8.25
Applications for large scale disposal sites should be justified according to an agreed network of strategic disposal/storage sites.

Option WM16

8.26
When deciding which method of bank protection to use, the following factors should be taken into account: acceptability of boat mooring in principle at the site, tidal range, character of the location, whether the site has been piled previously, and need.  The use of natural or 'soft' engineering techniques will be encouraged wherever possible. (Policy option to ensure full analysis of decision to protect banks from erosion).
Option WM17

8.27
Piling and quay heading of banks will be permitted only where there is a need to prevent bank erosion by this method and it is for navigation purposes, for compliance with the water framework directive, for the prevention of diffuse pollution to the water environment, to meet flood defence requirements, or where piling is required in association with development which has been granted planning permission. Where appropriate, the Authority may seek to prevent mooring on banks which have been piled or will specify the numbers and size of craft allowed, where mooring is permitted, and indicate whether stern on or single alongside only mooring will be permitted. (Policy option to permit hard edge bank protection in limited circumstances).
Option WM18

8.28
Do you have any alternative options?

	9:      Access and Transportation


Transport and Location of Development
9.1
The rapid growth in leisure traffic by car is damaging the quality of the remote rural environment and at the same time, the tourism industry is suffering from a decline in boating visitors.  The detrimental impacts of high traffic levels and lack of public transport affect visitors, the wider community and their businesses, and the environment  It is imperative that transport's climate change contribution is adequately mitigated and managed. 

9.2
New developments need to be located in areas that encourage transport options other than private car use (for example boat, public transport, walking and cycling). This may lead to less development being brought forward in some rural locations. However, the Authority recognises that a previously developed waterside site may not be readily accessible by means of travel from the landward side other than the private car.

9.3
Proposals should consider mitigating and managing transport's impact on climate change by promoting and encouraging the use of low emission and alternative fuel cars and boats, supporting the provision of electric recharging points at main moorings, encouraging walking, cycling and sailing, promotion of the port gateways at Yarmouth and Lowestoft for inbound visiting boats.

Options

Option AT1

9.4
Green travel plans should be submitted with applications for leisure and tourism proposals including providing for safe walking and cycling, and where appropriate secure cycle parking and changing facilities and an appropriate approach to the provision and management of car parking. 
Option AT2

9.5
All development proposals should address the following criteria:

· location - and whether there is, or the potential for, a realistic choice of access by means other than the private car and for opportunities to service the site through sustainable transport;

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

· ability to build and sustain socially cohesive communities with appropriate community infrastructure so as to avoid social exclusion, having regard to the full range of local environmental impacts that could arise as a result of likely changes to the climate; 

· effect of development on biodiversity and the capacity for adaptation, having regard to likely changes in the local climate;

· physical and environmental constraints on the development of land such as sea level rises, flood risk and stability, and take a precautionary approach to increases in risk that could arise as a result of likely changes to the climate.

Option AT3

9.6
Poor accessibility is unresolvable in the context of the Broads and should not be a factor in guiding development.

Option AT4

9.7
 Do you have any alternative options?

Slipways and Staithes

9.8
Much of the Broads is relatively inaccessible. Moreover, links between land and water-based recreational provisions are limited.  

9.9
Historically many of the parish staithes would have had a slipway for use of residents, however over time many of these have been lost through redevelopment, change of ownership or neglect.  This affects the ability of communities to access the water and for visitors to access the shore.  A network of slipways is required with good road access, close to other services and facilities, offering parking for trailers in discrete locations. Redevelopment of the waterfront often leads to restricted views and loss of access to the waters edge.  Opportunities to provide public access to the waters edge and/or into the water should be sought when waterside sites are developed as part of a comprehensive scheme for the site.

9.10
It is important to note, as the section on navigation does, that Staithes are protected by the Broads Act – and these are historic wharves for the loading and unloading of goods.

9.11
Policy CS17 in the Core Strategy seeks safe recreational access to both land and water and, with regards to slipways and staithes by (in criteria iv) protecting and improving staithes and slipways. 

Options

Option AT5

9.12
Should slipways and staithes be protected by notation on a proposals map as on the current local plan?

Option AT6

9.13
As the Core Strategy policy seeks improvements for slipways, what criteria should govern new proposals? The following are proposed as options:

Options

Option AT7

9.14
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.

Option AT8

9.15
Access and other highway requirements for cars and trailers would be adequately provided; and

Option AT9

9.16
To seek a planning obligation from the developer to ensure the proper management of the slipway and to regulate its use.

Option AT10

 9.17
Do you have any alternative options?

Rights of Way

9.18
Improving land-based access to the Broads is a priority, although this should not be to the detriment of the landscape or wildlife interest.  The creation of links to open spaces and communities outside the boundary will extend the benefits of the Broads and bring it closer to communities. 

9.19
The improvement of walking and cycling facilities will support the local economy and the diversification of the tourism industry.  Employees of visitor facilities and Broads businesses also have to travel within the area.  Any improvements to access would take into account the needs of disabled people.

9.20
Policy CS16 in the Core Strategy states that within the area particular improvements are required to access to and views of the waterside by the introduction of additional footpaths and cycleways. 

9.21
Diversions to Rights of Way in some cases maybe necessary, there may be a need to consider minor diversions of public footpaths for safety or nature conservation reasons or to accommodate acceptable development.

Options
Option AT11

9.22
When determining development proposals, the Authority will seek to safeguard public rights of way. 

Option AT12

9.23
To pursue opportunities for increased public access where appropriate.

Option AT13

9.24
To identify actively new routes through new development proposals, where appropriate, work with the local access forums, management work done by the authority and its partners including the Broadland Flood Alleviation Project.

Option AT14

9.25
Do all of the above.

Option AT15

9.26
Do you have any alternative options?
	10:
Rural Sustainability


10.1
This section covers all types/ uses of development generally. Policies in this section would therefore apply to all development proposals.

10.2
The Broads is considered an area of restraint when it comes to development, there are no housing or employment targets set out in the Regional Spatial Strategy, unlike the District and City Local Planning Authorities.

10.3
The policy approach will be to prevent development beyond settlements other than in exceptional circumstances and which accords with the statutory purposes.  Development within settlements would be permitted only where it meets criteria covering issues such as flood risk, satisfactory provision of infrastructure, design and landscape, social and economic character.  Policy options within this scenario are covered in the policies on “Respecting the Environment and Cultural Assets”.

10.4
The Development control policies will retain the presumption against development in the open countryside, but would allow greater flexibility to address specific spatial planning objectives.  

General Control of Development

10.5
The Broads executive boundary does not include any large or significant settlements in their entirety only their river frontage and in some cases the adjoining uses. Only Stokesby village is included in its entirety.  The issue is how to control development in the Broads and whether development should be ‘controlled’ with development boundaries as in the current local plan

10.6
There are a large number of individual development boundaries shown on the adopted local plan inset maps. When the boundaries themselves were analysed when preparing the Core Strategy it seems that they were drawn inconsistently with each other across the Broads executive area, for instance they reflect the development boundary within the adjoining district and sometimes they do not, sometimes they include large areas of river frontage as well. 

10.7
The Broads Authority needs to consider closely the development of planning policies by adjoining Local Planning Authorities (LPAs).  However, their LDFs are at different stages to that of the BA. There needs to be a consistent approach across the Broads area. Given the majority of most settlements are outside the BA boundary and six different LPAs are determining settlement hierarchies this will be difficult. An alternative would be not to have development boundaries at all, but robust generic development control policies instead. This would reflect the Broads as an area of general restraint for development. 

10.8
National and regional planning policy is to protect the countryside for its own sake and to consider carefully the sustainability of development in rural areas. The urban form that creeps into the Broads area is not in the majority and the urban fringes need caution, so as to avoid cumulative effects of urban form coming into the Broads, and protect the open vistas that allow the broads to come into the settlements. It is important to protect the vistas into the Broads and the landscape of the Broads themselves as it is this that visitors come to see/use/appreciate.

10.9
The Broads also has a range of internationally, nationally and locally designated sites for nature conservation. Many are designated for their ‘watery nature’, making pollution problems easily transmitted over distances from diffuse sources. Pepper potting development across the Broads, where connection to mains sewage is not possible is not a strategic approach and one that needs careful consideration.

10.10
If there were to be no development boundaries the Broads would therefore be considered as part of the wider countryside, and robust policies then applicable. Such an approach of no conservation areas could similarly be applied, meaning that the whole Broads area could become one large conservation area.  This would not mean that there would be no development at all, but that all development would be subject to the protection of a conservation area.

10.11
Policy  CS18 is in the Core Strategy requires that development will be located to protect the countryside from inappropriate uses to achieve sustainable patterns of development by concentrating development in locations with local facilities, with high levels of accessibility and where previously developed land is utilised. This policy forms the basis for rural sustainability and the options in this section reflect this approach.

Options

Option RS1

10.12
Development will be controlled within development boundaries, with a different set of policies applying within settlements to outside settlements.

Option RS2

10.13
Alternatively, generic policies will apply across the whole Broads Area with no development boundaries.

Option RS3

10.14
Do you have any alternative options?

Visitor Attractions

10.15
Policy CS19 in the Core Strategy reflects CS18 and states that development that seeks to attach large numbers of visitors to be in locations accessible by public transport at strategic positions on the network. This approach cannot be changed; however further options are included under the Access and Transportation section, under the transport and location of development heading. 

Provision of new facilities and services as planning obligations
10.16
Policy CS21 reflects the ability LPAs have in seeking developer contributions, however given the strategic nature of a Core Strategy does not set out thresholds or targets to achieve specific levels of contributions. Under the previous local plan there are no levels where, for instance, above a site size or number of units affordable housing is sought, the same is true for recreational open space, county provision of services and environmental costs of development. 

10.17
This policy will ensure developers will consider infrastructure and service requirements arising from development.  Whilst it is envisaged development opportunities are primarily small scale, there is, nonetheless, a cumulative impact arising from development which must be addressed.
10.18
For the Broads Authority to develop its own evidence base for affordable housing contributions could prove costly, time consuming and potentially problematic to come up with one single percentage target given the nature of our area. For instance house prices in Great Yarmouth are significantly lower than areas surrounding Norwich or in the heart of the Broads. The particular circumstances are that development in the Broads on the fringes of settlements will have a close relationship with the housing market and local land values of the adjoining districts. Indeed the riparian district local planning authorities have the housing function for the Broads area.

Options

Option RS4

10.19
The evidence base of riparian Authorities and their standards will be used for the starting points for negotiation for affordable housing, recreational open space, police, county, SUDs maintenance and any other issues adjoining Authority standards could help secure.

Option RS5

10.20
To develop Broads Authority's own evidence base and new standards (with the cost, time required to commission and/or collect such data).

Option RS6

10.21
Do you have any alternative options?
	11:
Economy


General Employment

11.1
There is no job creation requirement set out in the East of England plan that would require the Broads Authority to make land available or allocate it solely for employment. However preserving local employment in the Broads, especially in traditional industries as part of the Broads way of life is important. Previous consultations have highlighted the concern for new positive general policies on employment uses, and changes to maintain employment uses in the Broads.

11.2
Policy CS22, sets out the approach in the Core Strategy to prevent loss of employment sites. The Core Strategy also makes it clear that whilst there is an approach to the protect employment sites and would allow ‘appropriate diversification’.

Protecting General Employment 

11.3
There will be a relationship between tourism and recreation businesses and those businesses offering support services, such as the marine industry that do repairs to hire boats and the more office based businesses like accountants, banks and holiday agents etc. Maintaining the level of employment in the Broads area is therefore crucial for the economic viability of the Broads and perhaps the adjoining villages/towns that have the businesses that likewise support the Broads. As these businesses will be interdependent in nature it is important to consider change of use and redevelopment proposals carefully.

11.4
The Authority is not proposing a specific planning policy document to allocate sites, however if there are key employment sites in the Broads they could be identified in the Development Control DPD.

Options

Option E1 

11.5
Should key employment sites (over a certain size, eg 1000 sq m) be identified and protected? There could be a notation on the future proposal maps.

Option E2

11.6
No identification of key sites but all sites whatever the size in employment uses to be protected by criteria policies restricting the change of use?

Option E3

 11.7
Do you have any alternative options?
What is appropriate diversification? 

11.8
Potentially a firm could go out of business, leaving a redundant site with demonstrable evidence that it is unviable for future employment development; for instance due to ground contamination. If the site was not redeveloped it could become an eyesore, so are there circumstances where other uses could be acceptable in planning terms. Appropriate diversification can allow firms to trade on a larger business base or allow appropriate reuse of brownfield sites maintaining supply of employment land.

11.9
Depending on the use in question there can be a range of other alternatives. The common theme however in the Core Strategy is to maintain the employment use on the site by not allowing a loss, therefore diversifying into other employment uses. The Town and Country Planning - Use Classes Order sets out all the acceptable changes of use. 

11.10
The Government has a strong policy approach to protect the vitality of town centres and to reduce the need to travel by stating that retail should be located where possible in centres, with decreasing priority for edge of centre and out of town locations. The Broads Authority executive area does not include any town centres as such, however the area does on occasion run through the centre of established settlements such as Wroxham/Hoveton, that contain town or village centre uses.

11.11
Should/could mixed use schemes be acceptable as long as there is no loss of net employment on the site? This could be achieved by intensifying the employment on part of the site and using the remainder for another use. National policy does not see proposals for residential development as true economic diversification because the employment site is essentially ‘sold off’ and no longer offers business or economic opportunities. But are there opportunities to combine the uses so as to not reduce the employment opportunities directly, such as ‘live to work’ units?

Options

Option E4

11.12
Should the DC DPD explicitly set out the range of other employment uses acceptable as business diversification?

Option E5 

11.13
If so what would these be, should they be wider than typical business uses (business, general industrial, storage and distribution)? For instance: tourism, recreation or would retail also be appropriate in some circumstances, given the Broads is a visitor area?

Option E6 

11.14
Is there a role for mixed use developments?

Option E7 

11.15
Residential uses – is this diversification?

Option E8

11.16
 What are the other uses, not mentioned above, that would be appropriate?

Option E9

11.17
 Are any or all of the above options suitable to judge farm or agricultural diversification.

Option E10

11.18
 Do you have any alternative options?

Employment in the Countryside 

11.19
Government policy makes it clear that employment development should be focused on existing settlements and not in the open countryside, with the exception of agriculture. However the reuse of historic buildings in the countryside, for employment uses maybe a feasible alternative to losing the historic features all together. Similar criteria as set out for conversions under Historic and Cultural Environments section or using criterion iii) under policy CS5, in the Core Strategy.

Options

Option E11 

11.20
Is there any case for the Authority to allow reuse of historic buildings in the open countryside for general employment uses?

Option E12 

11.21
Would other specific uses be more appropriate?

Option E13

11.22 
Do you have any alterative options?

Waterside Sites and Boat yards

11.23
The Broads has a historical relationship with boat yards and this clearly defines what the area is like today. Boat builders produce craft for sale further a field than just the Broads and sometimes for international export. However as crafts get bigger, there are requirements for larger sheds and also firms seeking to relocate to larger sites. There is a balance to strike between maintaining the economic vitality of the industry and maintaining traditional employment within the Broads area.

11.24
Policy CS23 in the Core Strategy sets out the strategic approach to maintaining waterside sites around the network. This policy seeks the maintenance of waterside sites in employment use but would accept ‘limited redevelopment’ subject to retention of a network of facilities and the major employment element of the site.

11.25
The term ‘waterside sites’ is a broader term than boat yard but would never the less be inclusive of them. It includes the whole gambit of development near the waterside, seeking to protect tourism and recreation facilities but also the marine industries that are located there naturally. This set of options is closely related to the section covering sustainable tourism and recreation.

11.26
All ‘waterside’ sites are, due to their proximity to the water, at risk of flooding. Government has taken a strong lead on this issue with the publication of Planning Policy Statement 25 on Development and Flood Risk. The section on flood risk in the Broads is set out in another part of the report; options here on waterside sites need to be considered alongside development of the options on flood risk and the objectives of the Sustainability Appraisal (Appendix 3).

Options

Option E14 

11.27
Should boat yard sites be able to redevelop for other alternative employment uses, such as other industry, light or heavy or offices? 

Option E15

11.28
Are there circumstances where tourism accommodation on established boat yards are unacceptable or acceptable?

Option E16

11.29
Are there any criteria that should be considered when assessing the redevelopment of boat yards? For instance, scale, impacts on waterways, compatibility with adjoining occupiers?

Option E17 

11.30
Should design briefs be required for all redevelopment proposals in order to assess a comprehensive scheme or only those proposals on larger sites? 

Option E18

11.31
Would uses other than employment be acceptable if they were a on a subsidiary part of the site?

Option E19

11.32 Do you have any alternative options?
	12:
Residential Development and the Local Community


Residential Development

12.1
The development control policies, following the Core Strategy, will have a strong policy presumption against housing development outside settlements.  This accords with the protected status of the area, its risk of flooding and reflects the national and regional policies identifying the Broads as an area of general restraint.  It also complements the planning objectives of the constituent district and borough councils who allocate sufficient sites to meet their housing targets.

12.2
Whilst the general policy is one of restraint outside settlements, there will remain a limited need for housing to support local communities and economies. This includes the tourism economy where it may be appropriate in some cases for such need to be met within the executive area.

12.3
The aim will be to promote sustainable patterns of development and protect the rural nature of the Broads for its own sake.  New permanent open market residential development will only be acceptable within settlements, compatible with rural sustainability.

Essential Workers

12.4
Some people depend on a rural location of their employment, such as agricultural and forestry workers. This would include those who make a living out of cutting reed and sedge, an industry the Broads Authority is working hard to restore. National planning policy states that these workers, along with those connected with a rural leisure pursuit can occupy a house in the countryside under an agricultural occupancy condition, similar to a tied cottage. 

12.5
The principles of the current policy remain valid. Development of a new agricultural or forestry dwelling will be permitted only if evidence is submitted which demonstrates that it is essential for an employee to live at, or very close to their place of work. 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 but the business is capable of being sustained for a reasonable period of time; and there has been no prior disposal of agricultural or forestry dwellings which could have been used to meet this need. It will however be required that it be demonstrated that  there is no suitable alternative residential accommodation available in the area in nearby towns and villages.

Options

Option RD1

12.6
If there is no longer a need of an agricultural occupancy dwelling. Agricultural occupancy to open market housing will be restricted to another occupier of an appropriate occupation or be allocated to rural affordable housing providers. 

Option RD2

12.7
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.

Option RD3

12.8
Do you have any alternative options?

Affordable Housing

12.9
Affordable housing needs can be particularly acute across rural areas given the shortage of supply. The Core Strategy makes allowances for affordable housing to be permissible outside settlements where there is a demonstrable need. The Broads Authority will need to work closely with adjoining authorities that have a housing function, evidence of housing needs and market assessments.

12.10
The requirement for a percentage of properties within a development to be ‘affordable’, meaning available at below general market prices or available for rent or shared ownership, is an established mechanism used by planning authorities to achieve provision of social housing.  This mechanism, however, is not easily applied within the Broads as development is often of a small-scale, or just individual properties. Larger sites which trigger such a requirement come forward rarely, but this is no reason not to seek provision for affordable housing where they do come forward.  It is also the case that in an area of restraint such as the Broads, where there are limited development opportunities, each site that is developed for general market or holiday accommodation represents a loss of opportunity to provide for local social needs and, in this respect, there is a wider responsibility to contribute towards addressing this.

12.11
Development Control policies will need to include details in relation to the levels of contributions required and the type/size of sites where a contribution will be sought.

Options

Option RD4

12.12
Can the Broads Authority in the absence of a housing remit using the evidence base of adjoining districts to inform percentage targets and thresholds for the negotiation of contributions to affordable housing on planning applications? 

Option RD5

12.13
All housing development will be required to make a financial or physical contribution towards the provision of affordable housing within the area.  The level of contribution will be a sliding scale, based on factors including the size of new properties and the extent of local need measured by a survey of the parish.

Option RD6

12.14
A cross-subsidy will be used for the provision of affordable housing within the general area, (ie not necessarily in the constricted Broads Executive area) which will be achieved through working with the District Councils and Housing Associations.  The Development Control DPD includes details in relation to the levels of contributions required and the type/size of sites where a contribution will be sought.

Option RD7

12.15
Do you have any alternative options?

Development Inside Settlements

12.16
Under policy CS24 in the Core Strategy – submission report there is an allowance for limited residential development ‘within settlements compatible with rural sustainability (policy CS18 in the Core Strategy).’ The term settlement arguably needs definition.

Options

Option RD8

12.17
A Settlement is: An established community with a good range of facilities (local shops, employment, schools) and good public transport access, a bus stop/train station with several services a day to a larger centre, allowing access to employment.

Option RD9

12.18
A Settlement is: A group of houses i) 50 or more, ii) 100 or more, iii) 200 or more or upwards. Is the principle of a figure a valid way of determining a settlement?

Option RD10

12.19
Have no definition of settlement. Other evidence could be used to determine this on a site by site basis eg the Broads landscape character assessment. 

Option RD11

12.20
Policies will apply within the built up areas/sites surrounded on:


· all sides by established development;

· 3 or more sides by established development;

· 2 or more sides by established settlement.

12.21
Which critrion would be the most appropriate? (This approach would have to reflect the option for the general control of development.) 

Development Outside Settlements

12.22
CS24 would allow development outside settlements only for affordable housing or agricultural, forestry, leisure or tourism uses. But what kind of criteria should be used for assessing such applications?

Options

12.23
Development of a new dwelling will be permitted only if:

Option RD12 

12.24
evidence is submitted which demonstrates that it is essential for an employee to live at, or very close to, their place of work; and

Option RD13

12.25
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

Option RD14

12.26
there has been no prior disposal of agricultural or forestry dwellings which could have been used to meet this need; and

Option RD15

12.27
there is no suitable alternative residential accommodation available in the area in nearby towns and villages.

Option RD16

12.28
What should be done if the occupancy of the housing related to employment is no longer viable? Should the house be allowed to become empty if the business is no longer economically viable for instance and the owner unable find staff to occupy it.

Option RD17

12.29
Do you have any alternative options?

Community Facilities

12.30
Policy CS25 states that where there is a proven need community facilities can be provided in the Broads area. A proven need would have to be demonstrated at the time of an application. 

12.31
Community facilities in this context are new village halls, and in some circumstances shops, that would provide a vital service for a village or community. New recreation grounds or facilities could also fall into this definition.

12.32
Existing community facilities can provide vital services for communities by providing daily needs goods, like bread and milk, to providing a venue for social events helping foster a sense of community.  In some circumstances a positive approach to the expansion of community facilities would be appropriate and may continue to make them viable in sometimes dormitory communities. 

Options

Option RD18

12.33
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.

Option RD19

12.34
What should the BA consider as proven need? Are Parish surveys/Parish Plans general or research by the community is suitable evidence of need?

Option RD20

12.35
Should existing community facilities be protected in some way? This could prevent their loss and also redevelopment that would take away the facility for community use. How should current facilities be protected?

Option RD21

12.36
Should facilities to be protected be shown on Proposals maps with symbol denotation?

Option RD22

12.37
Do you have any alternative options?
Facilities and Services for New Communities

12.38
In accordance with national guidance there can be no major development in the Broads, however that does not mean no development at all as the Core Strategy sets out. New community or visitor facilities albeit small in nature (compliant with the approach in the Core Strategy) or businesses that may come forward within the Broads area will still require the provision of essential infrastructure and facilities as a result of new development. Under the Government Circular on planning obligations, Local Planning Authorities can ask a developer to remedy the deficit she/he creates through developing a site. For instance contributions can be towards upgrading the local highway network, provision of fire hydrants and contributions to policing, or in certain circumstances providing affordable housing.

Options

Option RD23

12.39
New development will only be permitted where it can be properly serviced by, or made up to be properly serviced by: the public highway (where vehicular access is required) with associated highway improvements if deemed necessary by the Local Highway Authority, as well as cycle access, access for disabled people.

Option RD24

12.40
Sewage system or other means acceptable to the Authority, Environment Agency and Natural England (overlap with section on water quality).

Option RD25

12.41
Contributions in line with the County Council’s remit for necessary new community services and infrastructure.

Option RD26

12.42
Do you have any alternative options?
	13.
Development and Flood Risk


13.1
Some of the most complex issues which planning policy must address relate to the future vision for the Broads in the context of sea level rise and climate change.  Policies must guide the appropriate level and type of development within the functional flood plain in high-risk areas.  The Authority has to ensure that strategic planning policies and other strategic economic policies affecting the Broads take an appropriate and balanced approach to the issues of flooding and development.

13.2
Overarching national planning policies are for sustainable development (PPS1).  Detailed national policy is published in PPS25 but it does not over-ride PPS1.  Where, in exceptional circumstances, communities are located in flood risk areas, application of the policies within PPS25 will ensure that development only occurs when a clear set of pre-conditions, related to wider sustainability considerations, are fulfilled.  The local planning authority must therefore develop local policies given the national planning policy context.

Flood Risk Management

13.3
Government points out flooding is no respecter of persons or businesses.  Smaller businesses operating from a single site are proportionally more vulnerable.  It is not possible to apply policies with a lighter touch depending on business size. Small businesses are often closer to people and customers than larger ones and in the service sector have the public on their premises. This adds to potential liabilities and makes effective flood risk assessment a core business issue, not a dispensable option.  The small business sector, like householders, cannot opt out or be left out.
13.4
National planning policy looks for a legacy of communities and developments located within areas at minimal risk of flooding. Where, in exceptional circumstances, communities are located in flood risk areas, application of the policies within PPS25 will ensure that development only occurs when a clear set of pre-conditions, related to wider sustainability considerations are applied.  Therefore the new policies must provide greater clarity and certainty to developers regarding which sites are suitable for developments of different types of uses.  Both the direct and cumulative impacts of development on flood risk must be acknowledged and appropriately mitigated.  It is appropriate to use an “exceptions test” where restrictive national designations such as landscape, heritage and nature conservation designations, e.g. Areas of Outstanding Natural Beauty (AONBs), Sites of Special Scientific Interest (SSSIs) and World Heritage Sites (WHS), prevent the availability of unconstrained sites in lower risk areas. The application of the Exception Test must be agreed through LDF policies.
13.5
The Environment Agency points out that flood risk is flood risk whether tidal or fluvial and in certain circumstances fluvial flooding can be more hazardous than tidal flooding, particularly in the inland extremities of the Broads area.  They believe it is important developers/landowners appreciate the role of the Strategic Flood Risk Assessment (SFRA) as a planning tool in determining planning applications, particularly in terms of the types of development that may be permitted.  The SFRA will provide useful baseline information to the Sustainability Appraisal scoping and assessment stages and will also provide the evidence base for application of the Sequential Test and the Exception Test in the land use allocation process. 

13.6
However, there is a widespread view that the unique situation of the Broads should be recognised.  The Broads could be a centre of innovation in the technical response to building within flood risk zones. The special skills and traditions of those living in the Broads, used to adaptation to flooding, appear suited to helping to inform best practice throughout the country.  Furthermore, development within the floodplain should not compromise the ability for future flood alleviation projects to be undertaken and for biodiversity to flourish, potentially offering new economic opportunities.

13.7
Other development control policies will seek to maintain waterside sites for employment use.  The provision of boatyards and other waterside services is essential for supporting water-based sports and recreation on the Broads. The loss of such facilities may prejudice these activities and may place additional pressures on remaining sites in the Broads which would be undesirable.

13.8
Flood risk is just one of many factors which should influence the spatial planning process and the decision-making process must take adequate account of flood risk issues. However, local planning policies have to maintain a balance between considerations of flood risk and the various other sustainable development drivers including economics. One means by which flood risk can be considered within the context of wider sustainability drivers is through the Sustainability Appraisal (SA) process.

13.9
The challenge in drafting policies is the reconciling of flood risk with the needs of the Broads to modernise, adapt and prosper.  The level of constraint which is implied in national policy appears to put at risk many of the other objectives of the LDF.  Can more flexibility be built into policy so that the guidance can interpret flood risk in the particular circumstances of the Broads?

Flood Risk Zone 3

13.10
The Environment Agency flood zone mapping identifies much of the Broads as being covered by Flood Zone 3 (Map at Appendix 3).  The impact of flood extents is not limited to current settlement boundaries but also impacts on the surrounding area for which planning decisions sometimes need to be made.  

13.11
Whilst the Authority does not have urban development policies and neither will it have housing land allocations, infrastructure is required to ensure social and economic well-being of the resident community (largely living beyond our boundary) and tourism and marine businesses within our boundary.  In drawing up Development Control policies and the more detailed Supplementary Planning Document a differentiation will be required between Flood Zones 3a and 3b.  However, early indications from the SFRA are that the current Flood Zone 3 will become highly vulnerable over the long term.

13.12
Flooding can have devastating impacts on individuals and communities and risks relate not just to property but also to essential infrastructure and utilities required to facilitate and support development.  Flooding can also precipitate pollution which could have a significant and detrimental impact on the nature conservation interest of the Broads and the duty of the Authority to protect this resource is an important consideration.

13.13
Whilst the current Broadland Flood Alleviation Project will provide protection to 1995 levels, and future mitigation measures and technological innovation may improve on this, there remains uncertainty regarding the magnitude of future risk and a precautionary approach is appropriate.
13.14
Flood alleviation and preparing for the impact of climate change are key issues in the Broads and there are a number of approaches that could be taken to address this. 

13.15
New development or the intensification of existing development would only be acceptable in areas at risk from fluvial flooding or in areas where it might increase the risk of flooding elsewhere provided suitable mitigation and management measures against all types of risks have been agreed.  Development will continue to be restricted in the coastal zone where there is a threat of tidal flooding.

13.16
It will also be essential to ensure that measures to minimise the risk of flooding to new development do not themselves lead to development which, by virtue of its scale, layout or design, is visually damaging to its surroundings.  Therefore, even though the principle of development may be acceptable, acceptability in terms of design, landscape character, impact on the environment must also be addressed. 

13.17
It is evident that the causes of flooding in the Broads are complex and that flooding will continue to be a significant risk in much of the Broads in the foreseeable future.  Developers should be aware of this situation.  The risk of flooding must continue to be a material consideration in dealing with Broads planning applications.  It may be a reason for refusal of planning permission in some cases. In the context of the uncertainty about the nature and extent of flood risk in the Broads, developers are required to commission their own risk assessment regarding the potential for flooding at a particular site.  Risks relate not just to property, but essential infrastructure and utilities required to facilitate and support development and the ability of emergency services to respond to an event.

Adaptation

13.18
Adaptation to climate change – that is, taking steps to build resilience and minimise costs – is essential. It is no longer possible to prevent the climate change that will take place over the next two to three decades, but it is still possible to protect our societies and economies from its impacts to some extent – for example, by providing better information, improved planning and more climate-resilient crops and infrastructure.  The aim of the development control policies will be to ensure the continuation of the economic vitality of the area whilst landowners and businesses assess their long term future.  National and local policies will have failed if blight and economic decline set in during the shorter term of the plan period to 2021.

More Detailed Issues

13.19
During the drafting of the DPD and the SPD more detailed issues will be under consideration by a working group of stakeholders which has been established for the purpose.  These issues will include:

· What is a tolerable level/frequency of flooding within a building given adequate means of warning and escape & resilience?

· Are boats an adequate means of escape in times of flood?

· Where can development be built with higher floor levels without detrimental landscape impact?

· What technological or innovative techniques can be encouraged whilst retaining planning control eg floating development, quality of resilience?

A Sequential Risk-Based Approach 

National Policy

13.20
In areas at risk of river or sea flooding, preference should be given to locating new development in Flood Zone 1. If there is no reasonably available site in Flood Zone 1, the flood vulnerability of the proposed development (PPS25 Annex D) can be taken into account in locating development in Flood Zone 2 and then Flood Zone 3. Within each Flood Zone new development should be directed to sites at the lowest probability of flooding from all sources as indicated by the SFRA.  

13.21
If, following application of the Sequential Test in PPS25 Annex D, it is not possible, for the development to be located in zones of lower probability of flooding, the Exception Test can be applied. The Test provides a method of managing flood risk while still allowing necessary development to occur where some continuing development is necessary for wider sustainable development reasons, taking into account the need to avoid social or economic blight.  Local Planning Authorities are advised to draw up their own locally targeted sustainability checklists based on the aims and objectives of their Sustainability Appraisal Framework (see Appendix 3).
13.22
The Authority supports in principle the Exception Test because it acknowledges that continuing development would be needed in communities with extensive areas of flood risk, and that this could be justified to meet sustainable development objectives if essential safety was not compromised.

13.23
The DC DPD and the SPD policies will be drafted after considering the options listed below.

	Planning Policy Statement PPS25

Zone 3a High Probability

Definition

This zone comprises land assessed as having a 1 in 100 or greater annual probability of river flooding (>1%) or a 1 in 200 or greater annual probability of flooding from the sea (>0.5%) in any year.

Appropriate uses

The water-compatible and less vulnerable uses of land are appropriate in this zone.

The highly vulnerable uses should not be permitted in this zone.

The more vulnerable and essential infrastructure uses should only be permitted in this zone if the Exception Test is passed. Essential infrastructure permitted in this zone should be designed and constructed to remain operational and safe for users in times of flood.

FRA requirements

All development proposals in this zone should be accompanied by a FRA.

Policy aims

In this zone, developers and local authorities should seek opportunities to:

i. reduce the overall level of flood risk in the area through the layout and form of the

development and the appropriate application of sustainable drainage techniques;

ii. relocate existing development to land in zones with a lower probability of flooding;

and

iii. create space for flooding to occur by restoring functional floodplain and flood flow

pathways and by identifying, allocating and safeguarding open space for flood storage.

Zone 3b The Functional Floodplain

Definition

This zone comprises land where water has to flow or be stored in times of flood. SFRAs should identify this Flood Zone (land which would flood with an annual probability of 1 in 20 (5%) or greater in any year or is designed to flood in an extreme (0.1%) flood, or at another probability to be agreed between the LPA and the Environment Agency, including water conveyance routes).

Appropriate uses

Only the water-compatible uses and the essential infrastructure that has to be there should be permitted in this zone. It should be designed and constructed to:

– remain operational and safe for users in times of flood;

– result in no net loss of floodplain storage;

– not impede water flows; and

– not increase flood risk elsewhere.

Essential infrastructure in this zone should pass the Exception Test.

FRA requirements

All development proposals in this zone should be accompanied by a FRA. 

Policy aims

In this zone, developers and local authorities should seek opportunities to:

i. reduce the overall level of flood risk in the area through the layout and form of the development and the appropriate application of sustainable drainage techniques; and

ii. relocate existing development to land with a lower probability of flooding.

The PPS classifies land uses according to their vulnerability. Those which might be appropriate within the Broads are in italics below.

Essential Infrastructure

• Essential transport infrastructure (including mass evacuation routes) which has to cross the area at risk, and strategic utility infrastructure, including electricity generating power stations and grid and primary substations.

Highly Vulnerable 
• Police stations, Ambulance stations and Fire stations and Command Centres and telecommunications installations required to be operational during flooding.

• Emergency dispersal points.

• Basement dwellings.

• Caravans, mobile homes and park homes intended for permanent residential use.

• Installations requiring hazardous substances consent.

More Vulnerable - allowable in flood zone 3a subject to exceptions test

• Hospitals.

• Residential institutions such as residential care homes, children’s homes, social services homes, prisons and hostels.

• Buildings used for: dwelling houses; student halls of residence; drinking establishments; nightclubs; and hotels.(NB this would include tourist accommodation)
• Non–residential uses for health services, nurseries and educational establishments.

• Landfill and sites used for waste management facilities for hazardous waste.
• Sites used for holiday or short-let caravans and camping, subject to a specific warning and evacuation plan.

Less Vulnerable - allowable in flood zone 3a

• Buildings used for: shops; financial, professional and other services; restaurants and cafes; hot food takeaways; offices; general industry; storage and distribution; non–residential institutions not included in ‘more vulnerable’; and assembly and leisure.

• Land and buildings used for agriculture and forestry.

• Waste treatment (except landfill and hazardous waste facilities).

• Minerals working and processing (except for sand and gravel working).

• Water treatment plants.

• Sewage treatment plants (if adequate pollution control measures are in place).

Water-compatible Development - allowable in flood zones 3a and 3b

• Flood control infrastructure.

• Water transmission infrastructure and pumping stations.

• Sewage transmission infrastructure and pumping stations.

• Sand and gravel workings.

• Docks, marinas and wharves.

• Navigation facilities.

• MOD defence installations.

• Ship building, repairing and dismantling, dockside fish processing and refrigeration and compatible activities requiring a waterside location.

• Water-based recreation (excluding sleeping accommodation).

• Lifeguard and coastguard stations.

• Amenity open space, nature conservation and biodiversity, outdoor sports and recreation and essential facilities such as changing rooms.

• Essential ancillary sleeping or residential accommodation for staff required by uses in this category, subject to a specific warning and evacuation plan.




Options

Option FR1

13.24
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.  Planning permission will not be granted for development or redevelopment if it would result in significant increased flood risk elsewhere.  Where, in exceptional circumstances, development is permitted which is likely to increase significantly the risk of flooding elsewhere, it must include appropriate mitigating measures.  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.

13.25
 The functional floodplain (Flood zone 3b) is land which would flood with an annual probability of 1 in 20 (5% chance) or greater in any year.

Option FR2

13.26
Should an alternative probability be agreed between the Environment Agency and the BA? What evidence would support an alternative?

or

Option FR3

13.27
Should the Authority keep strictly to the national planning policy position taking into account the risk to human life posed by flooding and the implications for human stress, health and wellbeing?

Land which is currently developed has no flood storage capacity.  Redevelopment of the site will cause no adverse impacts to flood management and may offer advantages.

Option FR4

13.28
Previously developed land in flood zone 3 can be redeveloped according to uses compatible with other policies in the LDF.

or

Option FR5

13.29
Previously developed land will be treated in accordance with PPS25 and potentially may not be developable for any beneficial use.

or

Option FR6

13.30
Previously developed land may be granted a temporary consent of a period up to 50 years beyond which its future use may not be tenable.

13.31
The classification of land uses allowable in the Broads is unduly restrictive.  Development for employment or commercial purposes and development related to tourism and recreational needs should continue to be permitted to ensure a viable business economy:
Option FR7

13.32
Conversions of buildings to holiday accommodation should be permitted to enable the tourism market to thrive.  The use of such properties would be limited with restrictions on winter occupation when the flood risks are greater.

Option FR8

13.33
Subject to FRAs on individual sites, in the Broads, in Flood Zone 3a buildings used for short-let or other holiday sleeping accommodation, for drinking establishments and hotels and for non-residential educational establishments and Sites used for holiday or short-let caravans and camping will be permitted under the exceptions test as they meet objectives in the Sustainability Appraisal Framework.
and / or

Option FR9

13.34
Subject to FRAs on individual sites, in the Broads, in Flood Zone 3b less vulnerable development comprising shops; ancillary offices, financial, professional and other services relating to the Broads’ economy, restaurants and cafes; hot food takeaways; places of assembly and leisure and land and buildings used for agriculture and forestry will be permitted under the exceptions test as they meet objectives in the Sustainability Appraisal Framework.

13.35
Permanent residential development will continue to be contrary to general policies as well as to national planning policy:

Option FR10

13.36
Due to the risks and consequences of flooding, new housing development for permanent occupation within vulnerable areas will be not be permitted other than for employees in Agricultural and Forestry or for Staff at Boatyards to ensure essential workers can manage continuing businesses.

Option FR11

13.37
The rebuilding of properties with permanent residential use rights will be allowable in flood zones 3a & 3b to avoid blight and degradation subject to the realisation that the continued use of the site may be untenable within the notional life span of the building.

or

Option FR12

13.38
The rebuilding of properties with permanent residential use rights will be allowable in flood zones 3a & 3b subject to the imposition of a condition for its use for holiday occupancy only and the understanding that the continued use of the site may be untenable within the notional life span of the building.

Option FR13

13.39
The development of further caravan sites should not be permitted in areas at risk of flooding.  Development to improve the facilities of existing caravan sites should be permitted.  Extensions to existing caravan sites and increase in the number of units on existing sites (where there is a need for permission) should not be permitted.
13.40
LDDs should set out requirements for site-specific Flood Risk Assessments (FRAs) to be carried out by developers and submitted with planning applications in areas of flood risk identified in the plan, under circumstances set out in the PPS.
13.41
Consultees have already expressed concerns over the definition of ‘the lifetime of the development’. The LDF is up to 2021, the current tidal defences have a maximum 50 years life, the EA treats residential properties as having a 100 year life and commercial properties 60 years:

Option FR14

13.42
Can there be an agreement on a viable term for a development’s lifetime based on investment values in the Broads and what evidence is there for reducing the EA’s figures.

Option FR15

13.43
Do you have any alternative options?

APPENDIX 1

Core Strategy policies as set out in Submission Report (September 2006)

Respecting the Environment and Cultural Assets
Landscape protection and enhancement

	CS 1  Development and changes in land use / management must ensure that all aspects of the environmental and cultural assets of the Broads distinctive landscape are protected, enhanced and restored.  

Proposals should ensure opportunities for positive impacts on the following core assets have been addressed and adverse impacts avoided:

(i) the defining and distinctive qualities of the varied landscape character areas formed by the built and natural environment

(ii) tranquility and wildness as part of the Broads experience

(iii) the value and integrity of nature conservation interest and

(iv) the character, appearance and integrity of the historic and cultural environment

Opportunities to mitigate the visual impact of currently intrusive features should be sought.




CS2 In the interpretation and implementation of the Core Strategy policies, account will be taken of the objectives of National and European nature conservation designations, and significant adverse effects avoided. 

The Navigation

	CS3  Navigable water space will be protected and enhanced through:

(i)       The design of flood alleviation/protection projects

(ii) Avoiding development and changes in land management which are detrimental to its use.




Creation of new resources

	CS4  The Broads landscape is partly man-made and is constantly changing. There will continue to be opportunities to create new environmental and cultural assets on any scale of development and these will be sought where they:

(i) create new high quality land and water-based landscapes which reflect the essential Broads characteristics, offering biodiversity gains through habitat creation and opportunities to improve facilities for navigation and recreation

(ii) improve the quality of the built environment

(iii) involve, for all new developments, good quality design, the use of sustainable construction methods and the use of locally sourced materials

(iv) incorporate crime reduction measures in line with “Secured by Design”

(v) protect, maintain and enhance the nature conservation value of the Broads paying attention to habitats and species

(vi) contribute to ecological networks and create habitat corridors, especially linking fragmented habitats of high wildlife value

(vii) encourage and facilitate the development of alternative and more sustainable solutions to flood risk and alleviation, taking into account the likely changes as a consequence of climate change




Historic and Cultural Environments

	CS5 Key buildings, structures and features which contribute to the Broads’ character and distinctiveness will be protected from inappropriate development or change and enhancements which maintain the overall cultural heritage value of an area will be encouraged through: 

(i) the identification of locally important assets and their context through the cultural heritage strategy and the landscape character assessment and by applicants in their design statements;

(ii) the revision of the statutory list and the preparation and adoption of a local list published in a Supplementary Planning Document;

(iii) the repair and appropriate re-use of buildings and structures of historic, architectural, cultural or landscape value where the repair and/or use would not be detrimental to the character, appearance or integrity of the building or structure, its context or setting;

(iv) encouraging the highest standard of design to protect existing assets and add to the future cultural heritage value of the locality.




	CS6 The archaeology of the Broads will be better understood, protected and enhanced by:

(i) protecting existing archaeology from inappropriate development or change

(ii) raising awareness of potential archaeology through the identification of likely sites/finds

(iii) the adoption of methodology and procedures for the notification, recording and interpretation of unanticipated finds; and

(iv) encouraging the interpretation of archaeology.




Environmental protection

CS7  The environment will be protected and enhanced by ensuring all development addresses impacts on air quality, water quality, water resources and waste.  Opportunities should be sought for incorporating measures to achieve resource efficiency, for re-use and recycling.

The Authority will seek their sustainable management and use by working with local authorities, Natural England, the Environment Agency, water companies, Internal Drainage Boards and landowners on land-use and water issues. 

Response to Climate change

	CS8  Contributions to climate change arising from development will be minimised by means of a reduction of greenhouse gas emissions.  Potential impacts will be identified and assessed by developers and measures taken including:

(i) Implementing green travel plans

(ii) Incorporating small scale renewable energy technologies into development

(iii) Using sustainable design principles that achieve energy efficiency throughout the developments lifecycle




The Use and Enjoyment of Water and Land

Sustainable Tourism

	CS9 The tourism base in the Broads will be supported, widened and strengthened by:

(i) encouraging a network of tourism and recreational facilities throughout the system and protecting against the loss of existing services
(ii) protecting waterside employment sites to contribute to the local economy
(iii) incorporating employment uses in new schemes
(iv) supporting diversification of tourism where economically and environmentally sustainable and
(v) promoting low-impact tourism



	CS10 Gateways and entrances between the Broads and settlements will be created and those already existing will be enhanced. 




CS11 Tourism and recreational development will be directed to appropriate locations which have the necessary infrastructure and facilities to support such development by:

(i)  identifying criteria for broad areas to ensure a network of facilities to achieve a hierarchy from high density comprehensive provision through to low key support facilities

(ii)  requiring adequate levels and types of infrastructure and facilities to support development taking into account factors such as accessibility, water quality, sewer capacity, seasonal impacts.

CS12  Additional holiday accommodation will be situated in sustainable locations to achieve  a variety of types of facility, support for long distance (walking/cycling/boating) routes, continuing income to local businesses, and be sited and designed in order to protect and enhance the special features and character of the Broads.

Water space management

CS13  The water space will be managed in a strategic, integrated way and navigation and conservation interests will be maintained and enhanced.  Site management plans for key broads will be developed and implemented and opportunities for the extension or creation of navigable / recreational water space will be promoted, consistent with natural or cultural heritage conservation interests and other Broads purposes.

	CS14 The provision of a range of additional short and long-term visitor moorings will be encouraged in order to ensure that visitor moorings are available in appropriate locations and where they are most needed, where they contribute to the management of a safe and attractive waterway and in settlements where services and facilities are available.




CS15   Adequate water depths will be maintained for safe navigation and the disposal of dredged and cut material will be carried out in ways that mitigate unavoidable adverse impacts on the environment.  Beneficial use of dredgings will be encouraged. Opportunities for the disposal of dredged materials to enable the management of the Navigation will be sought and promoted in line with the Sediment Management Strategy. Control of sediment input from surrounding land, highways and river banks will be considered in development proposals.

Access and Transportation

CS16  Improvements to transportation to, and, to access facilities within the Broads will be sought in a manner and at a level which is compatible with sustainability objectives.

Integration between alternative modes of transport will be sought to 

encourage visitors to arrive and travel within the Broads via sustainable 

modes of transport.

Within the area particular improvements required include: 

(i) the improvement of access to and views of the waterside by the introduction of additional footpaths and cycleways

(ii) the promotion of access to enjoy the built, historic and cultural landscape

(iii) the creation of links from settlements

CS17  Safe recreational access to both land and water and, between the waters edge and the water will be protected and improved through:

(i) developing the Public Rights of Way network in line with the recommendations of the Norfolk and Suffolk Rights of Way Improvement Plans

(ii)  developing access to designated open country

(iii) identifying and safeguarding potential crossing points of land and water

(iv)  protection and improvement of staithes and slipways

(v)   creation of new access to the waterside by boat (where there is good road access and provision for parking)

(vi)  the improvement and maintenance of launching facilities for small craft

(vii) the protection and creation of waterside spaces for informal recreation

(viii) incorporating appropriate measures for disabled people

Fostering Communities

Rural Sustainability

	CS18  Development will be located to protect the countryside from inappropriate uses to achieve sustainable patterns of development by concentrating development in locations with local facilities and high levels of accessibility and where previously developed land is utilised.




	CS19  Where development seeks to attract more than a small-scale or local level of visitors it must be accessible by means other than the private car, be located at strategic positions throughout the area where it can be accessed by water and land and be linked to settlements.




	CS20    Development within the Environment Agency’s flood risk zones will only be acceptable when it is:

(i) compatible with national policy and when the sequential test and the exceptions test, where applicable, as set out in PPS25 have been satisfied,

(ii) demonstrated that it is necessary to support the social and economic needs of the local community,

(iii) would not increase flood risk elsewhere; and 

(iv) would not affect the ability for future flood alleviation projects to be undertaken.




	CS21 Developer contributions and management agreements will be sought if deemed necessary to deliver the policies / objectives in the Core Strategy and for the provision of infrastructure via planning obligations and/or conditions.




Economy
	CS22  In order to support and strengthen the local and rural economy, sites and properties in employment-uses will be protected from redevelopment resulting in a loss of employment by: 

(i) supporting and promoting appropriate diversification, subject to there being no consequent adverse local impacts 

(ii) strengthening a skilled workforce in the marine and tourism industries and in specialist craft skills on which the distinctive character of the Broads relies 

(iii) supporting and promoting employment in nature conservation.




CS23  A network of waterside sites will be maintained throughout the system in employment use providing boating support services, provision of visitor facilities, access to the water and wider infrastructure to support tourism, recreation and community facilities. 

Limited redevelopment of boatyards and other waterside employment sites for tourism or leisure-based operations will be permitted, subject to retention of a network of boating services and to the use for employment purposes of the major part of the sites.

Residential Development and the Local Community

	CS24  In order to promote sustainable patterns of development and protect the rural nature of the Broads, new permanent open market residential development will only be acceptable within settlements, compatible with rural sustainability. 

Housing will only be permitted outside settlements where it is necessary, and subsequently retained, in connection with agricultural, forestry, tourism or leisure operations or to provide affordable housing where local need has been demonstrated in District Councils’ or local housing needs surveys. 

A contribution from housing development – both new and conversions, permanent and holiday (Second homes) - towards the provision of affordable housing will be sought.  




	CS25 New community facilities will be supported where there is a proven need identified and location within the Broads is fully justified.




APPENDIX 3

Sustainability Appraisal Framework

	Objective
	Indicators

	SA1: To protect and enhance the natural and cultural environment of the Broads whilst improving its ability to respond to environmental change

	Will the plan protect areas designated for nature conservation from damaging effects?
	Number and extent of designated nature conservation sites: SAC, SPA, SSSI, NNR, Ramsar LNR

	Will the plan contribute to the achievement of favourable condition of SSSIs?
	% of SSSIs in favourable or recovering condition

	Will the plan affect the extent of maintenance and enhancement of Broads biodiversity?
	· Nos. of Broads in favourable ecological condition 

· Numbers and areas of designated sites, including local nature reserves

	Will the plan effect on maintaining and enhancing full range of characteristic habitats and species?
	· Total area (ha) of fen in favourable ecological condition/under appropriate management

· Total area  or % of the Broads managed in line with the Authority’s conservation objectives 

	Will the plan contribute to a high quality visual environment and reinforce landscape character?
	Countryside Quality Counts



	Will the plan conserve and enhance historic character?
	· % of listed buildings at risk

· % of conservation areas with published management proposals

	SA2: To achieve sustainable resource use through the efficient use of land, water, energy and materials

	Will the plan increase the proportion of development on previously developed land?
	% of new homes built on previously developed land

	SA3: To improve water quality

	Will the plan improve the chemical and biological quality of inland waters?
	· % Biological River Quality Grade B or above (good or very good)

· % Chemical River Quality Grade B or above (good or very good)
· Number of permanent water bodies within the Broads in good condition

	SA4: To reduce vulnerability to climate change and flooding

	Will the plan reduce carbon dioxide emissions?
	· CO2 emissions total and % by sector 

· Per capita CO2 emissions

	Will the plan reduce vulnerability to flooding?
	· Number (%) of planning permissions granted contrary to Environment Agency advice

· Number of properties damaged by flooding

· Number of properties within 1:100 zone

	Will the plan improve air quality?
	Number of Air Quality Management Areas

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

	Will the plan improve accessibility by foot?
	% of footpaths/rights of way that are easy to use by the public

	Will the plan improve accessibility by water?
	· Number of passengers on Broads Authority sustainable boat trips

· Length of frontage provided for public short term/overnight mooring owned or operated by the Broads Authority

	Will the plan improve accessibility for disabled people?
	Length of path improved to allow easier access for those with disabilities

	SA6: To facilitate opportunities for affordable housing within or adjacent to the Broads for those who live and work in the Broads

	Will the plan increase the number of affordable dwellings?
	% of permanent residential dwellings classified as affordable

	SA7: To encourage safe and healthy recreational activities for all Broads users and residents

	Will the plan increase the provision of recreational facilities?
	· Length of frontage provided for public short term/overnight mooring 

· % of land within the Broads open for public access

	SA8: To engage communities within and adjacent to the Broads in the work of the Broads Authority

	Will the plan facilitate or increase the level of community involvement?
	Total number of volunteer days spent on projects led and/or supported by the Broads Authority

Number of community volunteer groups supported by the Authority

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

	Will the plan improve the maintenance of the navigation?
	Length of navigable waterways

	Will the plan improve the maintenance of the network of access roads and ROWs?
	% of footpaths/rights of way that are easy to use by the public

	SA10: To support a flourishing and healthy Broads economy

	Will the plan provide support for the tourism industry?
	· Number of visitor days

· Estimated visitor spend

	SA11: To encourage public transport use, cycling and walking

	Will the plan increase public transport use?
	% of weekday journeys by public transport

	Will the plan reduce the need to travel by car?
	· % traffic growth per annum

· % of weekday journeys by car

	Will the plan increase levels of cycling and walking?
	% of weekdays journeys by cycling and walking

	SA12: To sustain skills to maintain local crafts and improve the quality of local products

	Will the plan increase the level of activity in local craft industries?
	Number of hours of training provided for specialist skills

	Will the plan help to enhance the quality of local products?
	% of new buildings using local materials


APPENDIX 4

Glossary

	AAP
	Area Action Plan
	A plan used to provide a planning framework for areas of significant change or conservation

	AMR
	Annual Monitoring Report
	Annual report assessing the performance of the Local Planning Authority against the targets and milestones set in the previous year’s Local Development Scheme

	CS
	Community Strategy
	Strategies prepared by Local Authorities to promote or improve the economic, social and environmental well-being of their areas, and contribute to the achievement of sustainable development in the UK.  Production of a Community Strategy is required under the Local Government Act 2000.

	DCLG
	Department for Communities and Local Government
	Government Department responsible for policy on planning and regional and local government.  It also is also responsible for the Government Offices for the Regions (e.g. Go East).

	DEFRA
	Department for Environment, Food and Rural Affairs
	Government Department responsible for funding National Parks Authorities and the Broads Authority.

	DP
	Development Plan
	The Development Plan is made up of the documents which set out planning policy.  These policies are used as the basis for forward planning and decision making.  The Development Plan comprises the Regional Spatial Strategy and Development Plan Documents.

	DPD
	Development Plan Document
	Document containing local authority planning policy and which has been subjected to an independent public examination process.  Has statutory Development Plan status.

	GO East
	Government Office for the East of England
	Regional Office for Government Departments including OPDM and DEFRA.  Co-ordinates Regional Strategy and Local Development Frameworks.

	LA
	Local Authority
	In this case, the Local Planning Authority which prepares the Local Development Framework.

	LDD
	Local Development Documents
	The documents which set out the spatial planning strategy for the area.  Comprise Development Plan Documents which  have statutory status and Supplementary Planning Documents which have non-statutory status, but are material considerations for decision making

	LDF
	Local Development Framework
	A portfolio of documents comprising the Local Development Scheme, Local Development Documents, Statement of Community Involvement and Annual Monitoring Report.  Taken together they set out the Local Authority’s planning policies for an area, detail when and how planning documents will be produced, explain how the community and stakeholders will be involved in the process and monitor the progress of the Authority against the targets it has set itself.

	LDS
	Local Development Scheme
	Sets out the documents which will be prepared for the Local Development Framework and the timetable for their production.

	ODPM
	Office of the Deputy Prime Minister (now DCLG – see above)
	Government Department responsible for policy on planning and regional and local government.  It also is also responsible for the Government Offices for the Regions (eg Go East).

	PPG
	Planning Policy Guidance Notes
	Document setting out Government planning policy.  Topic-based.  Local policy must be in accordance with the advice in PPGs.  PPGs are being replaced by PPSs.

	PPS
	Planning Policy Statements
	Documents setting out Government Planning Policy.  Topic-based.  Local policy must be in accordance with the advice in PPSs.  Replacing PPGs.

	PINS
	Planning Inspectorate
	The Government agency which will conduct the independent public examination into the Development Plan Documents.  Inspectors from the Planning Inspectorate also handle planning and enforcement appeals.

	RPB
	Regional Planning Body
	Prepares the Regional Spatial Strategy.

	RSS
	Regional Spatial Strategy
	Sets out the policies for development of the region.  Policy in Local Development Frameworks must be in accordance with Regional Spatial Strategy policy.  Prepared by the Regional Planning Body.


	SA
	Sustainability Appraisal
	An assessment of the social, environmental, economic and resource effects of strategies and policies.  The results of the assessment are set out in a Sustainability Appraisal Report.  All strategies, proposals and policies in the Local Development Framework are subject to Sustainability Appraisal.

	SCI
	Statement of Community Involvement
	Document setting out the mechanisms for involving the community and stakeholders in the preparation of Local Development Documents.  Is subject to independent public examination to ensure mechanisms are sufficient to achieve aim of ensuring involvement and participation.

	SEA
	Strategic Environmental Assessment
	An assessment of the environmental impacts of strategies and policies.  The results of the assessment are set out in a Sustainability Appraisal Report.  All strategies, proposals and policies in the Local Development Framework are subject to Strategic Environmental Assessment.

	SoS
	Secretary of State
	The Secretary of State with responsibility for planning, currently within the ODPM’s Department.

	SPD
	Supplementary Planning Document
	Document containing guidance or information to supplement and support policies or strategies in Development Plan Documents.  Is not subject to independent public examination.  Does not have statutory Development Plan status, but is a material consideration in decision making.

	The Act
	The Planning and Compulsory Purchase Act 2004
	The Act which sets out and gives statutory force to the Local Development Framework legislation.


� The Authority’s schedule of proposed minor amendments to the Core Strategy – submission report is available on our website.
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