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Planning Committee 
13 October 2023 
Agenda item number 11 

Local Plan - Preferred Options - Bitesize pieces 
Report by Planning Policy Officer 

Summary 
This report introduces some new or amended policies that are proposed to form part of the 
Preferred Options version of the Local Plan. The policies are relating to allocations for 
residential moorings, Brundall, Cantley Sugar beet factory, business and farm diversification, 
housing allocation at Stokesby, and the Whitlingham Country Park area.  

Recommendation 
Members’ comments on the policies are requested. 

1. Introduction
1.1. The first stage of the production of the Local Plan is the preparation of the Issues and

Options. These were presented to Members in ‘bite size pieces’ over a number of 
months, rather than as a complete document of Issues and Options. The production 
stages of the Issues and Options are now complete, and work has begun on the 
Preferred Options version, which will contain proposed policies. This will also be 
presented in ’bitesize pieces’. 

1.2. This report introduces some amended or new policies for Members to consider for 
inclusion in the Preferred Options version of the Local Plan. 

1.3. It is important to note that until such time as the Local Plan is adopted, our current 
policies are still in place and will be used to guide and determine planning applications. 

1.4. Members’ comments are requested on the policies and amendments. The policies 
considered in this report at this Planning Committee are relating to allocations for 
residential moorings, Brundall, Cantley Sugar beet factory, business and farm 
diversification, housing allocation at Stokesby, and the Whitlingham Country Park area. 

Author: Natalie Beal 

Date of report: 29 September 2023 

Appendix 1 - Residential Mooring site allocations 

Appendix 2 - Brundall riverside policies BRU3-5 
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Appendix 3 - Policy CAN1 (Cantley Sugar Factory) 

Appendix 4 - Policy DM27 (Business and farm diversification) 

Appendix 5 - Policy HOV3 (Brownfield land off Station Road, Hoveton) 

Appendix 6 - Policy STO1 (Land adjacent to Tiedam, Stokesby) 

Appendix 7 - Policy WHI1 (Whitlingham Country Park) 



Local Plan for the Broads - Review 
Preferred Options bitesize pieces 

October 2023 

Residential moorings 

This is a proposed draft section/policy for the Preferred Options Local Plan. Member’s comments 
and thoughts are requested. This policy is already in the local plan, but some amendments are 
proposed. 

Amendments to improve the policy are shown as follows: text to be removed and added text. 

There is an assessment against the UN Sustainable Development Goals at the end of the policy. 

The proposed Sustainability Appraisal of the policy is included at the end of the document. This 
would not be included in the Preferred Options Local Plan itself; this table would be part of the 
Preferred Options Sustainability Appraisal but is included here to show how the policy and options 
are rated. 

The currently adopted policy remains in place – these are proposed amendments and this section 
will form part of the Preferred Options version of the Local Plan. 

Policy POBRU6: Brundall Gardens 1 
Policy Map – see below 2 

Large Marina 3 
1. Proposals for up to a maximum of five six residential moorings will be supported in the area4 

marked on the policies map (subject to the criteria listed below)., subject to it being5 
satisfactorily demonstrated that the proposals would not compromise existing business on the6 
site and that they meet the criteria in the Broads Local Plan policies on general employment and7 
boatyards. Proposals must ensure no adverse effects on water quality and the conservation8 
objectives and qualifying features of the nearby SPA, SAC and SSSI.9 

Smaller Marina 10 
2. Proposals for up to a maximum of two residential moorings will be supported in the area11 

marked on the policies map (subject to the criteria listed below.12 

For both sites 13 
3. It needs to be satisfactorily demonstrated that the proposals for residential moorings would not14 

compromise existing business on the sites and that the proposals for residential moorings meet15 
the criteria in the Broads Local Plan policies on general employment and boatyards.16 

4. Applicants will need to demonstrate access rights for continued use of the bridge over the17 
railway and Laurel Drive and West End Avenue to satisfaction of the Local Highways Authority.18 
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5. Road access improvements in terms of visibility and access width would need to be a 19 
consideration to taking development forward. 20 

6. It needs to be satisfactorily demonstrated that the proposal would meet the criteria in the21 
Policy DM37 (New Residential Moorings) which will apply;22 

7. Proposals must ensure no adverse effects on trees, water quality and the conservation23 
objectives and qualifying features of the nearby SAC, SPA , SSSI (site is within SSSI Impact Zone);24 

8. Cabinets and storage of any kind for those living on the boats, if required, will be kept to a25 
minimum and sensitively designed and appropriately located;26 

9. The scheme must take particular care relating to lighting in line with DM22 (Light Pollution and27 
Dark Skies);28 

10. An assessment of the foul sewerage network to demonstrate that capacity is available or can be29 
made available in time to serve the development;30 

11. Conditions will be used to restrict the number, scale and size of boats using the residential31 
moorings in order to protect navigation and control the visual appearance;32 

12. Project Level Habitats Regulation Assessments will be needed to assess implications on sensitive33 
European Sites. Measures to mitigate for the recreation effects of new growth will be required 34 
(through the GI RAMS tariff or equivalent mitigation), so too will measures to mitigate nutrient 35 
enrichment (nutrient neutrality); and 36 

13. A management plan for the site and a register of those who live on boats will be required and37 
will be covered by a planning condition imposed on any planning permission granted.38 

Constraints and features 39 
• Area is just across river from Site of Special Scientific Interest. Yare Broads and Marshes SSSI is a40 

component SSSI of Broadland SPA and Ramsar site and The Broads SAC 41 
• Brundall Gardens Railway Station next to Marinas.42 
• Area in flood zone 3 (EA) and indicative 3b (SFRA 2017).43 
• Area of good dark skies44 
• The site is in the Norfolk RAMs area.45 
• The site is in scope in relation to Nutrient Enrichment.46 
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Reasoned Justification 48 
The Authority would support up to five six of the moorings at the large marina and two at the small 49 
marina boatyard being converted to residential moorings. The benefits of a regular income as well 50 
as passive security which residential moorings can bring are acknowledged. However, in accordance 51 
with Broads Local Plan Policies on general Employment and boatyards in the economy section, 52 
conversion of an entire business to residential moorings would not be supported. It is anticipated 53 
that the moorings will be in place towards the end of the plan period, perhaps around 2030. The 54 
site promoter has indicated that the residential moorings could be delivered immediately following 55 
adoption of the Local Plan – therefore a date of 2027 is assumed. 56 
 
These sites have good access by foot to everyday services and facilities provided in Brundall (such 57 
as a supermarket, pharmacy, school and post office).  Bus stops and railway stations to wider 58 
destinations are also within walking distance from these areas. 59 
 
Proposals will also need to show that there are adequate facilities for water supply, electricity, and 60 
pump out for example. 61 
 
The railway bridge, Laurel Drive and West End Avenue are not public highway. Applicants will need 62 
to demonstrate as part of any application that the users of the residential moorings are able to use 63 
the bridge and roads to access central Brundall. 64 
 
The provision of residential moorings here could increase pressure for an increase in lighting; 65 
however, the impact of artificial light on local amenity, intrinsically dark landscapes, and nature 66 
conservation should be minimised as the Brundall area is an area of good dark skies – see policy 67 
DM22. 68 
 
The scheme will need to mitigate recreation impacts, and this is most easily done through paying 69 
the GI RAMS tariff. The scheme will need to mitigate nutrient enrichment as well. 70 
 
The highway access to Postwick Lane, whilst altered in recent years, has restricted visibility due to 71 
an adjacent tree.  Given the allocation proposed, there would be a material increase in traffic 72 
movements through the access and this could give rise to conditions detrimental to highway safety. 73 
As part of any application/scheme, the concerns of the Highways Authority will need to be 74 
addressed. 75 
 
In terms of the provision of storage and cabinets, these should be located and designed to fit in 76 
with the character of the boatyard. It may be the case that being next to the waterway for example, 77 
is not the appropriate location, but they may be better located nearer to the boatyard buildings. 78 
Any such provision will be kept to the minimum needed. 79 
 
The Broads Authority has adopted a residential moorings guide which will be of relevance to this 80 
scheme.  81 
 
HSE Safety in docks ACOP (www.hse.gov.uk/pubns/books/l148.htm) is applicable to Marinas and 82 
will set out the minimum standards expected in relation to the safety provision. 83 
 
Reasonable alternative options 84 
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a) An alternative option would be to keep the original policy (other than amending text to add 85 
reference to the additional two residential moorings to be allocated, GI RAMS and Nutrient 86 
Neutrality) and not mention the other various proposed new criteria 87 

 
Another option would be to not have a policy and not allocate the site, but this site was allocated in 88 
the 2019 Local Plan for the Broads and is deemed favourable in the Housing and Economic Land 89 
Availability Assessment and so not to allocated is not seem as a reasonable alternative.  90 
 
Sustainability appraisal summary 91 
The following is a summary of the assessment of the policy. 92 
 

A: keep the original policy (other 
than amending text to add 
reference to the additional 
residential moorings to be 
allocated, GI RAMS and Nutrient 
Neutrality) 

4 positives. 0 negatives. 0 ? 
Overall positive  

B: Preferred Option - amend 
policy to improve reference to 
other important criteria, similar 
to other residential moorings 
policies (and add reference to GI 
RAMS, nutrient neutrality and 
additional residential moorings to 
be allocated) 

8 positives. 0negatives. 0 ? 
Overall positive 

 
How has the existing policy been used since adoption in May 2019? 93 
According to recent Annual Monitoring Reports, the policy has not been used.    94 
 
Why has the alternative option been discounted? 95 
Adding text include in other policies for residential moorings is favoured for consistency. The 96 
additional residential moorings at this site are deemed acceptable subject to the HELAA. Referring 97 
to the Highways considerations will address concerns regarding non-car access to Brundall. The 98 
stronger wording relating to light pollution is favoured when compared to the original to ensure the 99 
dark skies of the Broads are protected in this edge of settlement location. The other changes 100 
relating to GI RAMS and nutrient neutrality are factual. The amendments relating to residential 101 
mooring are consistent with other residential moorings policies. 102 
 
UN Sustainable Development Goals check 103 
This policy meets these UN SD Goals: 104 
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Policy POCHE1: Greenway Marine residential moorings 105 
Policy Map 5: https://www.broads-authority.gov.uk/__data/assets/pdf_file/0030/259257/5.-106 
CHEDGRAVE-and-LODDON.pdf  107 
 
1. Proposals for up to a maximum of five residential moorings will be supported in the area 108 

marked on the policies map.,  will be allowed in this area they are not at a provided they are of 109 
a scale which would compromise existing business on the site, as well as meeting the criteria in 110 
Broads’ policies on general employment and boatyards. subject to the following criteria:  111 

 112 
a) It needs to be satisfactorily demonstrated that the proposals for residential moorings would not 113 

compromise existing business on the sites and that the proposals for residential moorings meet 114 
the criteria in the Broads Local Plan policies on general employment and boatyards.  115 

b) A satisfactory solution will be required to address the Highways Authority concerns regarding 116 
visibility at the junction of the access road to Greenway Marine (and other properties) with 117 
Bridge Street. 118 

c) The residential boats moored here must not encroach further into the river than existing boats 119 
d) Detail regarding sewerage disposal would be needed as part of a planning application. 120 
e) It needs to be satisfactorily demonstrated that the proposal would meet the criteria in the 121 

Policy DM37 (New Residential Moorings). 122 
f) Proposals must ensure no adverse effects on water quality and the conservation objectives and 123 

qualifying features of the nearby SSSI and SPA.  124 
g) Cabinets and storage of any kind for those living on the boats, if required, will be kept to a 125 

minimum and sensitively designed and appropriately located; 126 
h) The scheme must take particular care relating to lighting in line with DM22 (Light Pollution and 127 

Dark Skies); and 128 
i) An assessment of the foul sewerage network to demonstrate that capacity is available or can be 129 

made available in time to serve the development. 130 
 131 
2. Conditions will be used to restrict the number, scale and size of boats using the residential 132 

moorings in order to protect navigation and control the visual appearance. 133 
 134 
3. Project Level Habitats Regulation Assessments will be needed to assess implications on sensitive 135 

European Sites. Measures to mitigate for the recreation effects of new growth may will be 136 
required (through the GI RAMS tariff or equivalent mitigation)., such as the provision of good 137 
quality on-site green infrastructure to mitigate for recreational disturbance.  138 

 139 
4. A management plan for the site and a register of those who live on boats will be required and 140 

will be covered by a planning condition imposed on any planning permission granted. 141 
 
Constraints and features 142 
• In the vicinity of Hardley Flood SSSI part of the Broadland SPA. 143 
• Flood Zone 3 (EA Mapping) and indicative 3b (SFRA 2017). 144 
• Loddon and Chedgrave Conservation Area is across the river. 145 
• Generally the approach to the boatyards in this area is quite busy with occupied moorings. 146 
• Electricity, water and pump out facilities available on site although uses a septic tank. 147 
• Many services and facilities walking distance from site. 148 
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• Visibility concerns at junction with Bridge Street. 149 
• Area of good dark skies 150 
• The site is in the Norfolk RAMs area. 151 
• The site is NOT in scope in relation to Nutrient Enrichment. 152 

 
Reasoned Justification 153 
Whilst the entire length of moorings at Greenway Marine is allocated for residential moorings, the 154 
Authority would only support up to five of the moorings at the Greenway Marine Boatyard being 155 
converted to residential moorings in line with policy DM37. The benefits of a regular income as well 156 
as passive security that residential moorings can bring are acknowledged. However, in accordance 157 
with other Local Plan policies, the conversion of an entire business to residential moorings would 158 
not be supported. It is anticipated that the moorings will be in place within a few years of adoption 159 
of the Local Plan perhaps by the end of 2027. 160 
 
To make sure the residential boats moored here do not impact navigation and as the moorings are 161 
stern on, there could be a length restriction on boats here as part of any application. 162 
 
The Greenway Marine Boatyard has good access by foot to everyday services and facilities provided 163 
in Loddon and Chedgrave (such as a supermarket, pharmacy, school, and post office). Bus stops to 164 
wider destinations are also within walking distance from these areas. Proposals must also take into 165 
consideration the SSSI and Conservation Area near to this Boatyard. 166 
 
The quay heading used to moor and access boats may be in need of improvements and any 167 
application should address this. 168 
 
The Authority is aware of plans to improve the toilet and include a shower available to residential 169 
moorings users. We would expect this to be completed prior to any occupation of the moorings for 170 
residential purposes. It is also noted that the site uses a septic tank and policy DM2 may be of 171 
relevance. 172 
 
The Highways Authority has raised concerns regarding the visibility available to vehicles exiting the 173 
track from Greenway Marine (and the other properties along this track) at the junction to Bridge 174 
Street, and this will need to satisfactorily be addressed. 175 
 
The policy requires a management plan for the site as well as a register of those boats being lived 176 
on within the marina. These will be required through conditions on planning application(s). The 177 
management plan will help ensure the site as a whole is appropriately managed. This would 178 
normally cover things like noise, waste, delivery times etc. and would have contact details of who 179 
to contact if the management requirements of the site are not adhered to. A breach of this 180 
management plan would then be a breach of condition and could be enforced. The register of who 181 
lives on which boat will be maintained at all times. 182 
 
The provision of residential moorings here could increase pressure for an increase in lighting; 183 
however, the impact of artificial light on local amenity, intrinsically dark landscapes, and nature 184 
conservation should be minimised as the Chedgrave area is an area of good dark skies – see policy 185 
DM22. 186 
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The scheme will need to mitigate recreation impacts, and this is most easily done through paying 187 
the GI RAMS tariff.  188 
 
In terms of Nutrient Neutrality, the Broads Authority consider that the sites itself is outside of the 189 
Broads SAC catchment and this scheme’s foul water would drain to a Water Recycling Centre that is 190 
not within the Broads SAC catchment and so does not need to mitigate for Phosphate or Nitrates. 191 
 
In terms of the provision of storage and cabinets, these should be located and designed to fit in 192 
with the character of the boatyard. It may be the case that being next to the waterway for example, 193 
is not the appropriate location, but they may be better located nearer to the boatyard buildings. 194 
Any such provision will be kept to the minimum needed. 195 
 
The Broads Authority has adopted a residential moorings guide which will be of relevance to this 196 
scheme.  197 
 
HSE Safety in docks ACOP (www.hse.gov.uk/pubns/books/l148.htm) is applicable to marinas and 198 
will set out the minimum standards expected in relation to the safety provision. 199 
 
It is anticipated that the moorings could be delivered soon after adoption of the Local Plan. 2027 is 200 
therefore presumed. 201 
 
Reasonable alternative options 202 
b) An alternative option would be to keep the original policy (other than amending text to add 203 

reference to GI RAMS) and not mention light pollution or storage cabinets within the policy 204 
itself.  205 

 
Another option would be to not have a policy and not allocate the site, but this site was allocated in 206 
the 2019 Local Plan for the Broads and is deemed favourable in the Housing and Economic Land 207 
Availability Assessment and so not to allocated is not seem as a reasonable alternative.  208 
 
Sustainability appraisal summary 209 
The following is a summary of the assessment of the policy. 210 
 

A: keep the original policy (other 
than amending text to add 
reference to GI RAMS) 

4 positives. 0 negatives. 0 ? 
Overall positive  

B: Preferred Option - amend 
policy to improve reference to 
light pollution and storage 
cabinets (and add reference to GI 
RAMS) 

6 positives. 0 negatives. 0 ? 
Overall positive 

 
How has the existing policy been used since adoption in May 2019? 211 
According to recent Annual Monitoring Reports, the policy has not been used.    212 
 
Why has the alternative option been discounted? 213 
The stronger wording relating to light pollution is favoured when compared to the original to 214 
ensure the dark skies of the Broads are protected in this edge of settlement location. Also, given 215 
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the impact on the character of a boatyard that storage can have, reference to that in the policy is 216 
useful. The other changes relating to GI RAMS and DM37 is factual. The amendments relating to 217 
residential mooring are consistent with other residential moorings policies. 218 
 
UN Sustainable Development Goals check 219 
This policy meets these UN SD Goals: 220 

 

Planning Committee, 13 October 2023, agenda item number 11 11

https://sdgs.un.org/goals


 
Policy POGIL1BEC2: Beccles Gillingham residential moorings (H. E. Hipperson's Boatyard) 221 
Policy map 2 and inset map: https://www.broads-222 
authority.gov.uk/__data/assets/pdf_file/0027/259254/2.-BECCLES.pdf (will in future be on its own 223 
policies map titled Gillignham) 224 
1. Proposals for up to a maximum of five residential moorings will be supported in the area 225 

marked on the policies map subject to the following criteria:   226 
2. Subject to it being satisfactorily demonstrated that the proposal would not compromise existing 227 

business on the site and meet the criteria in the Broads Local Plan policies on General 228 
Employment and Boatyards.  229 

3. It needs to be satisfactorily demonstrated that the proposal would meet the criteria in the 230 
Policy DM37 (New Residential Moorings). 231 

4. Proposals must ensure no adverse effects on water quality and the conservation objectives and 232 
qualifying features of the nearby SSSI (site is within SSSI Impact Zone).  233 

5. Development should preserve or where opportunities arise enhance the character or 234 
appearance of the Conservation Area and its setting.  235 

6. Cabinets and storage of any kind for those living on the boats, if required, will be kept to a 236 
minimum and sensitively designed and appropriately located; 237 

7. Conditions will be used to restrict the number, scale and size of boats using the residential 238 
moorings. 239 

8. The scheme must take particular care relating to lighting in line with DM22 (Light Pollution and 240 
Dark Skies)  241 

9. An assessment of the foul sewerage network to demonstrate that capacity is available or can be 242 
made available in time to serve the development; 243 

10. Conditions will be used to restrict the number, scale and size of boats using the residential 244 
moorings in order to protect navigation and control the visual appearance; 245 

11. Project Level Habitats Regulation Assessments will be needed to assess implications on sensitive 246 
European Sites. Measures to mitigate for the recreation effects of new growth may will be 247 
required (through the GI RAMS tariff or equivalent mitigation)., such as the provision of good 248 
quality on-site green infrastructure to mitigate for recreational disturbance.  249 

12. A management plan for the site and a register of those who live on boats will be required and 250 
will be covered by a planning condition imposed on any planning permission granted. 251 

 
Constraints and features 252 
• In a SSSI Impact Zone. 253 
• Flood Zone 3 (EA Mapping) and indicative 3b (SFRA 2018). 254 
• Beccles Conservation Area is across the river. 255 
• Area of good dark skies 256 
• The site is in the Norfolk RAMs area. 257 
• The site is NOT in scope in relation to Nutrient Enrichment. 258 
 
Reasoned Justification 259 
The Authority would support around five of the moorings at the H.E. Hipperson’s Boatyard being 260 
converted to residential moorings. The benefits of a regular income, as well as passive security that 261 
residential moorings can bring, are acknowledged. However, in accordance with other Local Plan 262 
policies, the conversion of an entire business to residential moorings would not be supported. The 263 
H.E. Hipperson’s Boatyard has good access by foot to everyday services and facilities in Beccles 264 
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(such as a supermarket, pharmacy, school, and post office). Bus stops to wider destinations are also 265 
within walking distance from these areas.  266 
 
Proposals must also take into consideration the SSSI and Conservation Area near to this boatyard.  267 
 
The scheme will need to mitigate recreation impacts, and this is most easily done through paying 268 
the GI RAMS tariff.  269 
 
In terms of Nutrient Neutrality, the Broads Authority consider that the sites itself is outside of the 270 
Broads SAC catchment and this scheme’s foul water would drain to a Water Recycling Centre that is 271 
not within the Broads SAC catchment and so does not need to mitigate for Phosphate or Nitrates. 272 
 
Proposals will also need to show that there are adequate facilities for water supply, electricity and 273 
pump out.  274 
 
The provision of residential moorings here could increase pressure for an increase in lighting; 275 
however, the impact of artificial light on local amenity, intrinsically dark landscapes, and nature 276 
conservation should be minimised as this area is an area of good dark skies – see policy DM22. 277 
 278 
It is anticipated that the moorings will be in place after 2025, by 2030., possibly by the end of 2030. 279 
 
In terms of the provision of storage and cabinets, these should be located and designed to fit in 280 
with the character of the boatyard. It may be the case that being next to the waterway for example, 281 
is not the appropriate location, but they may be better located nearer to the boatyard buildings. 282 
Any such provision will be kept to the minimum needed. 283 
 
The Broads Authority has adopted a residential moorings guide which will be of relevance to this 284 
scheme.  285 
 
HSE Safety in docks ACOP (www.hse.gov.uk/pubns/books/l148.htm) is applicable to Marinas and 286 
will set out the minimum standards expected in relation to the safety provision. 287 
Reasonable alternative options 288 
c) An alternative option would be to keep the original policy (other than amending text to add 289 

reference to GI RAMS) and not mention light pollution or storage cabinets within the policy 290 
itself.  291 

 
Another option would be to not have a policy and not allocate the site, but this site was allocated in 292 
the 2019 Local Plan for the Broads and is deemed favourable in the Housing and Economic Land 293 
Availability Assessment and so not to allocated is not seem as a reasonable alternative.  294 
 
Sustainability appraisal summary 295 
The following is a summary of the assessment of the policy. 296 
 

A: keep the original policy (other 
than amending text to add 
reference to GI RAMS) 

3 positives. 0 negatives. 0 ? 
Overall positive  

B: Preferred Option - amend 
policy to improve reference to 

5 positives. 0 negatives. 0 ? 
Overall positive 
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light pollution and storage 
cabinets (and add reference to GI 
RAMS) 

 
How has the existing policy been used since adoption in May 2019? 297 
According to recent Annual Monitoring Reports, the policy has not been used.    298 
 
Why has the alternative option been discounted? 299 
The stronger wording relating to light pollution is favoured when compared to the original to 300 
ensure the dark skies of the Broads are protected in this edge of settlement location. Also, given 301 
the impact on the character of a boatyard that storage can have, reference to that in the policy is 302 
useful. The other changes relating to GI RAMS and DM37 is factual. The amendments relating to 303 
residential mooring are consistent with other residential moorings policies. 304 
 
UN Sustainable Development Goals check 305 
This policy meets these UN SD Goals: 306 

 307 
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Policy LOD1: Loddon Marina Residential Moorings 308 
Policy Map 5: https://www.broads-authority.gov.uk/__data/assets/pdf_file/0030/259257/5.-309 
CHEDGRAVE-and-LODDON.pdf  310 
 
Proposals for residential moorings of up to a maximum of 10 will be allowed in this area if they are 311 
not at a provided they are not of a scale which would compromise existing business on the site and 312 
which would meet the criteria in Broads’ policies on general employment and boatyards.  313 
1. Proposals for residential moorings of up to a maximum of 10 will be supported in the area 314 

marked on the policies map, subject to the following criteria:  315 
 316 
a) It needs to be satisfactorily demonstrated that the proposals for residential moorings would not 317 

compromise existing business on the sites and that the proposals for residential moorings meet 318 
the criteria in the Broads Local Plan policies on general employment and boatyards.  319 

b) The residential boats moored here must not encroach further into the river than the existing 320 
boats.  321 

c) A satisfactory solution will be required to address the Highways Authority’s concerns regarding 322 
impact of the development on High Street and Church Plain. 323 

d) Detail regarding sewerage disposal would be needed as part of a planning application. 324 
e) It needs to be satisfactorily demonstrated that the proposal would meet the criteria in the 325 

Policy DM37 (New Residential Moorings). 326 
f) Proposals must ensure no adverse effects on water quality and the conservation objectives and 327 

qualifying features of the nearby SSSI.  328 
g) Cabinets and storage of any kind for those living on the boats, if required, will be kept to a 329 

minimum and sensitively designed and appropriately located; 330 
h) The scheme must take particular care relating to lighting in line with DM22 (Light Pollution and 331 

Dark Skies)  332 
i) An assessment of the foul sewerage network to demonstrate that capacity is available or can be 333 

made available in time to serve the development; 334 
 335 
2. Conditions will be used to restrict the number, scale and size of boats using the residential 336 

moorings in order to protect navigation and control the visual appearance. 337 
 338 
3. Project Level Habitats Regulation Assessments will be needed to assess implications on sensitive 339 

European Sites. Measures to mitigate for the recreation effects of new growth may will be 340 
required (through the GI RAMS tariff or equivalent mitigation)., such as the provision of good 341 
quality on-site green infrastructure to mitigate for recreational disturbance.  342 

 343 
4. A management plan for the site and a register of those who live on boats will be required and 344 

will be covered by a planning condition imposed on any planning permission granted. 345 
 
Conditions will be used to restrict the number, scale and size of boats using the residential 346 
moorings. 347 
 
Constraints and features 348 
• In the vicinity of Hardley Flood SSSI part of the Broadland SPA 349 
• Flood Zone 3 (EA Mapping) and indicative 3b (SFRA 2017) 350 
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• Within the Loddon and Chedgrave Conservation Area 351 
• Generally, the approach to the boatyards in this area is quite busy with occupied moorings. 352 
• Electricity, water, toilet and shower pump out facilities available on site. 353 
• Many services and facilities at walking distance from site. 354 
• Potential issues relating to impact of residential moorings on traffic flow of High Street and 355 

Church Plain. 356 
• Area of good dark skies 357 
• The site is in the Norfolk RAMs area. 358 
• The site is NOT in scope in relation to Nutrient Enrichment. 359 
 
Reasoned Justification 360 
The Broads Authority would support up to ten of the moorings at Loddon Marina being converted 361 
to residential moorings in line with policy DM37. The benefits of a regular income, as well as 362 
passive security that residential moorings can bring, are acknowledged. However, in accordance 363 
with other Local Plan policies, the conversion of an entire business to residential moorings would 364 
not be supported. While the entire length of moorings at Loddon Marina is allocated, the Authority 365 
supports a maximum of ten of these moorings to be residential moorings. It is anticipated that the 366 
moorings will be place within a few years of adoption of the Local Plan perhaps by the end of 2030. 367 
 
To ensure the residential boats moored here do not impact navigation and as the moorings are 368 
stern on, there could be a length restriction applied to  boats here through a planning condition as 369 
part of any application. It is not a requirement of this policy that the basin is extended; rather, that 370 
private moorings are converted to residential moorings. It should be noted that the  use of the dyke 371 
adjacent to the Marina for residential moorings will not be supported. 372 
 
Loddon Marina has good access by foot to everyday services and facilities provided in Loddon and 373 
Chedgrave (such as a supermarket, pharmacy, school and post office). Bus stops to wider 374 
destinations are also within walking distance from these areas.  375 
 
Proposals must also take into consideration the SSSI near to this Marina and the Marina’s location 376 
within a conservation area. 377 
 
The provision of residential moorings here could increase pressure for an increase in lighting; 378 
however, the impact of artificial light on local amenity, intrinsically dark landscapes, and nature 379 
conservation should be minimised as the Loddon area is an area of good dark skies – see policy 380 
DM22. 381 
 
The scheme will need to mitigate recreation impacts, and this is most easily done through paying 382 
the GI RAMS tariff.  383 
 
In terms of Nutrient Neutrality, the Broads Authority consider that the sites itself is outside of the 384 
Broads SAC catchment and this scheme’s foul water would drain to a Water Recycling Centre that is 385 
not within the Broads SAC catchment and so does not need to mitigate for Phosphate or Nitrates. 386 
 
The quay heading used to moor and access boats may be in need of improvements and any 387 
application should address this. 388 
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The Highways Authority has raised some concerns regarding the impact of the development on 389 
High Street and Church Plain, which already experience traffic related issues. Any proposals will 390 
need to address these concerns satisfactorily. 391 
 
Anglian Water Services will need further information relating to foul water disposal to assess if 392 
there is capacity in the network. 393 
 
The policy requires a management plan for the site as well as a register of those boats being lived 394 
on within the marina. These will be required through conditions on planning application(s). The 395 
management plan will help ensure the site as a whole is appropriately managed. This would 396 
normally cover things like noise, waste, delivery times etc. and would have contact details of who 397 
to contact if the management requirements of the site are not adhered to. A breach of this 398 
management plan would then be a breach of condition and could be enforced. The register of who 399 
lives on which boat will be maintained at all times. 400 
 
In terms of the provision of storage and cabinets, these should be located and designed to fit in 401 
with the character of the boatyard. It may be the case that being next to the waterway for example, 402 
is not the appropriate location, but they may be better located nearer to the boatyard buildings. 403 
Any such provision will be kept to the minimum needed. 404 
 
The Broads Authority has adopted a residential moorings guide which will be of relevance to this 405 
scheme.  406 
 
HSE Safety in docks ACOP (www.hse.gov.uk/pubns/books/l148.htm) is applicable to marinas and 407 
will set out the minimum standards expected in relation to the safety provision. 408 
 
It is anticipated that the moorings could be delivered soon after adoption of the Local Plan. 2027 is 409 
therefore presumed. 410 
 
Reasonable alternative options 411 
d) An alternative option would be to keep the original policy (other than amending text to add 412 

reference to GI RAMS) and not mention light pollution or storage cabinets within the policy 413 
itself.  414 

 
Another option would be to not have a policy and not allocate the site, but this site was allocated in 415 
the 2019 Local Plan for the Broads and is deemed favourable in the Housing and Economic Land 416 
Availability Assessment and so not to allocated is not seem as a reasonable alternative.  417 
 
Sustainability appraisal summary 418 
The following is a summary of the assessment of the policy. 419 
 

A: keep the original policy (other 
than amending text to add 
reference to GI RAMS) 

4 positives. 0 negatives. 0 ? 
Overall positive  

B: Preferred Option - amend 
policy to improve reference to 
light pollution and storage 

6 positives. 0 negatives. 0 ? 
Overall positive 
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cabinets (and add reference to GI 
RAMS) 

 
How has the existing policy been used since adoption in May 2019? 420 
According to recent Annual Monitoring Reports, the policy has not been used.    421 
 
Why has the alternative option been discounted? 422 
The stronger wording relating to light pollution is favoured when compared to the original to 423 
ensure the dark skies of the Broads are protected in this edge of settlement location. Also, given 424 
the impact on the character of a boatyard that storage can have, reference to that in the policy is 425 
useful. The other changes relating to GI RAMS and DM37 is factual. The amendments relating to 426 
residential mooring are consistent with other residential moorings policies. 427 
 
UN Sustainable Development Goals check 428 
This policy meets these UN SD Goals: 429 

 430 
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Policy SOM1: Somerleyton Marina Residential Moorings 431 
Policy Map https://www.broads-authority.gov.uk/__data/assets/pdf_file/0032/259268/16.-432 
SOMERLEYTON.pdf  433 
 
1. Proposals for residential moorings in the area marked on the policies map of up to a maximum 434 

of ten will be allowed in this area subject to: Proposals for up to a maximum of fifteen 435 
residential moorings will be supported in the area marked on the policies map, subject to the 436 
following criteria:  437 

a) It needs to be satisfactorily demonstrated that the proposals for residential moorings would not 438 
compromise existing business on the sites and that the proposals for residential moorings meet 439 
the criteria in the Broads Local Plan policies on general employment and boatyards.  440 

b) Car parking provision only in the area of the existing boatyard buildings with a suitable surface 441 
and landscaping treatment;  442 

c) Quay heading upgraded to a satisfactory standard of a design in keeping with the local 443 
character, prior to use as residential moorings;  444 

d) It being satisfactorily demonstrated that the proposal would meet the criteria in the Policy 445 
DM37 (New Residential Moorings) which will apply as the site will be treated as if it were 446 
adjacent to a development boundary; 447 

e) No adverse effects on trees, water quality and the conservation objectives and qualifying 448 
features of the nearby SSSI (site is within SSSI Impact Zone); 449 

f) Cabinets and storage of any kind for those living on the boats, if required, will be kept to a 450 
minimum and sensitively designed and appropriately located; 451 

g) The scheme must take particular care relating to lighting in line with DM22 (Light Pollution and 452 
Dark Skies); and 453 

h) An assessment of the foul sewerage network to demonstrate that capacity is available or can be 454 
made available in time to serve the development 455 

i) Not being at a scale which would compromise existing business on the site, as well as meeting 456 
the criteria in Broads’ policies on general employment and boatyards; 457 

j) Particular care relating to lighting in line with DM22 (Light Pollution and Dark Skies); and  458 
 
2. Conditions will be used to restrict the number, scale, and size of boats using the residential 459 

moorings. 460 
 
3. Project Level Habitats Regulation Assessments will be needed to assess implications on sensitive 461 

European Sites. Measures to mitigate for the recreation effects of new growth may will be 462 
required (through the GI RAMS tariff or equivalent mitigation)., such as the provision of good 463 
quality on-site green infrastructure to mitigate for recreational disturbance.  464 

 
4. A management plan for the site and a register of those who live on boats will be required and 465 

will be covered by a planning condition imposed on any planning permission granted. 466 
 
Constraints and features 467 
• Part of Somerleyton in East Suffolk Council’s Planning Area set for has a development boundary 468 

and two sites allocated for residential development. 469 
• Planning permission for a shop locally and Estate keen to provide a shop (which could 470 

potentially be linked to the pub rather than where the permission is) 471 
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• Located within marina. 472 
• County Wildlife Site nearby. 473 
• Marina and moorings used for private rented moorings. 474 
• Area for car parking near to the existing buildings likely to need formalising. 475 
• Highways considerations including width of track and visibility splays. 476 
• Adjacent to/within the existing Somerleyton Conservation Area. 477 
• Accessed using a private road. 478 
• In a SSSI Impact Zone. 479 
• Flood Zone 3 (EA Mapping) indicative 3b (SFRA 2018). 480 
• Office could be converted to amenity block. 481 
• Strong sense of tranquillity. 482 
• Quay heading in parts is in need of repair. 483 
• Area of good dark skies 484 
• The site is in the Suffolk Coast RAMs area. 485 
• There are also a number of locally listed buildings in the vicinity, including the Duke’s Head PH 486 

and outbuildings, the Brickfields terraces, the Swing Bridge and Signal Box, the remains of the 487 
Belgian Kiln and brickworks site and the Wherry Dyke and Crown Boat Yard. 488 

 
Reasoned Justification 489 
Whilst the entire marina of Somerleyton Marina is allocated, the Authority would support up to 490 
fifteen of the moorings at Somerleyton Marina being converted to residential moorings in line with 491 
policy DM37. The benefits of a regular income as well as passive security that residential moorings 492 
can bring are acknowledged. However, in accordance with other Local Plan policies, the conversion 493 
of an entire business to residential moorings would not be supported. It is anticipated that the 494 
moorings will be in place within five years of adoption of the Local Plan perhaps by the end of 2030. 495 
 
The site has good access by foot to the school and train station. There is planning permission for a 496 
local shop. The Somerleyton Estate are keen to provide a shop and believe the residential moorings 497 
will help make a shop successful.  498 
 
It is important to note that the allocation of 15 residential moorings in the existing marina is not 499 
linked to any plans to extend the current marina; it is not a requirement to extend the marina in 500 
order to be able to accommodate these 15 residential moorings. The site owner has stated that the 501 
moorings can be accommodated through changing the format of the existing marina. 502 
 
Residential moorings would increase the parking demand in the context of continued parking 503 
requirements for existing boat users of the marina. The track to the north of the existing marina is 504 
unlikely to be suitable for developing car parking as it is exposed to views, and there may not be 505 
enough space here to formalise parking and allow for turning without making significant 506 
interventions. The Marina owners have indicated that car parking could be provided through re-507 
arrangement of how the land is used near to the existing buildings where boats are stored. Subject 508 
to detailed design considerations such as surfacing and detailed location, car parking nearer to the 509 
buildings is the Authority’s preference. 510 
 
The Marina owners have stated that the existing office building would likely be converted to an 511 
amenity block for use by those living at the residential moorings, potentially containing storage, 512 
showers, and toilets. Cabinets and storage of any kind nearer to the moorings, if required, should 513 
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be kept to a minimum and sensitively designed. The removal of permitted development rights 514 
might be an appropriate way of controlling undesirable build-up of domestic paraphernalia. 515 
 
The provision of residential moorings here could increase pressure for an increase in lighting; 516 
however, the impact of artificial light on local amenity, intrinsically dark landscapes, and nature 517 
conservation should be minimised as the Somerleyton area is an area of good dark skies – see 518 
policy DM22. 519 
 
Proposals must also take into consideration the SSSI and Conservation Area near to this boatyard 520 
which covers the area that could be used for car parking and storage. 521 
 
The Marina is within the Suffolk Coast RAMS area and therefore will need to pay a tariff for each 522 
residential mooring to mitigate impact as a result of recreation. 523 
 
In the interests of residential amenity impacts, the number, size, and scale of boats using the 524 
moorings will be controlled using conditions attached to future planning permissions. 525 
 
Proposals will need to show that there are adequate facilities for water supply, electricity, and 526 
pump out. There should also be space within the site for waste bin storage and presentation so it is 527 
not left within the highway. 528 
 
The quay heading and pontoons used to moor and access boats may be in need of improvements 529 
and any application should address this. Any quay heading and decking should be detailed in line 530 
with the surrounding area.  531 
 
Access to the site should provide adequate visibility splays (in line with DMRB standards) and the 532 
access width should be adequate to allow two vehicles to pass and accommodate large service 533 
vehicles.  534 
 
Anglian Water Services have identified the need for further details relating to the estimated flow 535 
and the proposed connection point(s) to the foul sewerage network be set out in the planning 536 
application. 537 
 
It is anticipated that the moorings will be in place after 2025, by 2032. 538 
 
In terms of the provision of storage and cabinets, these should be located and designed to fit in 539 
with the character of the boatyard. It may be the case that being next to the waterway for example, 540 
is not the appropriate location, but they may be better located nearer to the boatyard buildings. 541 
Any such provision will be kept to the minimum needed. 542 
 
The Broads Authority has adopted a residential moorings guide which will be of relevance to this 543 
scheme.  544 
 
HSE Safety in docks ACOP (www.hse.gov.uk/pubns/books/l148.htm) is applicable to Marinas and 545 
will set out the minimum standards expected in relation to the safety provision. 546 
 
Reasonable alternative options 547 
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e) An alternative option would be to keep the original policy (other than amending text to add 548 
reference to GI RAMS) and not mention cabinets within the policy itself.  549 

 
Another option would be to not have a policy and not allocate the site, but this site was allocated in 550 
the 2019 Local Plan for the Broads and is deemed favourable in the Housing and Economic Land 551 
Availability Assessment and so not to allocated is not seem as a reasonable alternative.  552 
 
Sustainability appraisal summary 553 
The following is a summary of the assessment of the policy. 554 
 

A: keep the original policy (other 
than amending text to add 
reference to GI RAMS) 

5 positives. 0 negatives. 0 ? 
Overall positive  

B: Preferred Option - amend 
policy to improve reference to 
storage cabinets (and add 
reference to GI RAMS) 

6 positives. 0negatives. 0 ? 
Overall positive 

 
How has the existing policy been used since adoption in May 2019? 555 
According to recent Annual Monitoring Reports, the policy has not been used.    556 
 
Why has the alternative option been discounted? 557 
The stronger wording relating to light pollution is favoured when compared to the original to 558 
ensure the dark skies of the Broads are protected in this edge of settlement location. The other 559 
changes relating to GI RAMS is factual. The amendments relating to residential mooring are 560 
consistent with other residential moorings policies. 561 
 
UN Sustainable Development Goals check 562 
This policy meets these UN SD Goals: 563 

 564 
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Policy POSTA1: Land at Stalham Staithe (Richardson’s Boatyard) 565 
Policy Map https://www.broads-authority.gov.uk/__data/assets/pdf_file/0025/259270/18.-566 
STALHAM.pdf (note that the area of land referred to as the peninsula will be made clearer on 567 
future mapping) 568 
 
The Boatyard as a whole (including residential moorings – see below) 569 
1. The land identified on the Adopted Policies Map will be subject to the policies in the economy 570 

section of the Local Plan., and for the purposes of DM37 (New residential moorings) will be 571 
treated as if it meets the locational criteria of DM37 (in relation to being treated as though 572 
adjacent to a development boundary/within walking distance to at least three key services set 573 
out in that policy). 574 

 
2. The peninsula of land between the river and the mooring basins should be kept clear of 575 

buildings and large structures, and landscape planting should be provided here to protect and 576 
enhance views from the river.  The type of planting will need to avoid the creation of additional 577 
wind shadowing of the river affecting its sailing value. 578 

 
3. Measures to control any risk of water pollution arising from new development will be required. 579 
 
4. An archaeological assessment is likely to be required as part of any application for any 580 

operational development. 581 
 
5. Given the location of the area, particular attention will be given to lighting schemes and light 582 

pollution in line with DM22 (Light Pollution and Dark Skies) 583 
 
6. Any new build proposals will need to be in conformity with the Design Guide (or successor 584 

document). 585 
 
7. A project level Habitats Regulation Assessment may be required to accompany proposals.  586 
 
Residential moorings 587 
8. Proposals for residential moorings of up to a maximum of 10 will be supported in the area 588 

marked on the policies map, subject to the following criteria:  589 
 590 
a) It needs to be satisfactorily demonstrated that the proposals for residential moorings would not 591 

compromise existing business on the sites and that the proposals for residential moorings meet 592 
the criteria in the Broads Local Plan policies on general employment and boatyards.  593 

b) Proposals for residential moorings should ensure there is no encroachment by those moorings 594 
into the river. 595 

c) Detail regarding sewerage disposal would be needed as part of a planning application. 596 
d) Proposals for residential moorings should locate these in the central area of the overall site to 597 

avoid impacts on adjacent residential properties and the carr woodland to the west. 598 
e) It needs to be satisfactorily demonstrated that the proposal would meet the criteria in the 599 

Policy DM37 (New Residential Moorings) which will apply; 600 
f) Proposals must ensure no adverse effects on water quality and the conservation objectives and 601 

qualifying features of the nearby SSSI, SPA and SAC.  602 
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g) Cabinets and storage of any kind for those living on the boats, if required, will be kept to a 603 
minimum and sensitively designed and appropriately located; 604 

h) The scheme must take particular care relating to lighting in line with DM22 (Light Pollution and 605 
Dark Skies); and 606 

i) An assessment of the foul sewerage network to demonstrate that capacity is available or can be 607 
made available in time to serve the development. 608 

 609 
9. Conditions will be used to restrict the number, scale and size of boats using the residential 610 

moorings in order to protect navigation and control the visual appearance. 611 
 612 
10. Project Level Habitats Regulation Assessments will be needed to assess implications on sensitive 613 

European Sites. Measures to mitigate for the recreation effects of new growth will be required 614 
(through the GI RAMS tariff or equivalent mitigation), so too will measures to mitigate nutrient 615 
enrichment (nutrient neutrality). 616 

 617 
11. A management plan for the site and a register of those who live on boats will be required and 618 

will be covered by a planning condition imposed on any planning permission granted. 619 
 
Constraints and features 620 
• Adjacent to Stalham Staithe Conservation Area (re-appraised in 2016). 621 
• Part of site within Barton & Sutton Broad Archaeological area. 622 
• Close upstream of SAC, SPA, Ramsar, SSSI. 623 
• Flood risk zones 1, 2 & 3 by EA mapping and some 2 and 3a by SFRA 2017 mapping. 624 
• Area of good dark skies 625 
• The site is in the Norfolk RAMs area. 626 
• The site is in scope in relation to Nutrient Enrichment. 627 
 
Reasoned Justification 628 
Richardson’s Boatyard is one of the largest in the Broads. Local Plan Policy DM37 provides the 629 
potential for residential moorings in boatyards adjacent to development boundaries.  Although 630 
there is no development boundary immediately adjacent to the boatyard, it is close to a significant 631 
range of facilities in Stalham. The availability of these facilities, together with the scale of the 632 
boatyard, meets the locational criteria of Policy DM37. It also confirms the application of the 633 
general employment and boatyard development policies of the Local Plan, steers built development 634 
away from the part of the boatyard that forms a prominent riverbank in the river approach to 635 
Stalham, and seeks to encourage trees and other planting in this area.  636 
 
The Environment Agency also highlights the need to address the risks of water pollution for 637 
waterside sites in industrial/ boatyard use.  638 
 
The area is on the edge of a built-up area, at a rural/urban transition. As such, the impact of 639 
inappropriate, poorly designed lighting can have a significant impact and so particular attention will 640 
be given to lighting. 641 
 
The Broads Authority’s Design Guide includes guidance on waterside buildings xxxx. 642 
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The provision of residential moorings here could increase pressure for an increase in lighting; 643 
however, the impact of artificial light on local amenity, intrinsically dark landscapes, and nature 644 
conservation should be minimised as the Stalham Staithe area is an area of good dark skies – see 645 
policy DM22. 646 
 
The scheme will need to mitigate recreation impacts, and this is most easily done through paying 647 
the GI RAMS tariff. The scheme will need to mitigate nutrient enrichment as well. 648 
 
In terms of the provision of storage and cabinets, these should be located and designed to fit in 649 
with the character of the boatyard. It may be the case that being next to the waterway for example, 650 
is not the appropriate location, but they may be better located nearer to the boatyard buildings. 651 
Any such provision will be kept to the minimum needed. 652 
 
The Broads Authority has adopted a residential moorings guide which will be of relevance to this 653 
scheme.  654 
 
HSE Safety in docks ACOP (www.hse.gov.uk/pubns/books/l148.htm) is applicable to Marinas and 655 
will set out the minimum standards expected in relation to the safety provision. 656 
 
Reasonable alternative options 657 
a) The original policy, with no amendments. 658 
 
Given the importance of the boatyard to this part of the Broads, not to have a policy is seen as an 659 
unreasonable alternative. In terms of residential moorings, another option would be to not have a 660 
policy and not allocate the site, but this site was allocated in the 2019 Local Plan for the Broads and 661 
is deemed favourable in the Housing and Economic Land Availability Assessment and so not to 662 
allocated is not seem as a reasonable alternative.   663 
 
Sustainability appraisal summary 664 
The two options (of the amended policy and the original policy) have been assessed in the SA. The 665 
following is a summary. 666 
 

A: Keep original policy  9 positives. 0 negatives. 0 ? 
Overall, positive.  

B: Preferred Option - amended 
policy. 

11 positives. 0 negatives. 0 ? 
Overall, positive. 

 
How has the existing policy been used since adoption in May 2019? 667 
According to recent Annual Monitoring Reports, the policy has not been used. 668 
 
Why have the alternative options been discounted? 669 
The amendments to the original policy emphasise the importance of addressing light pollution – it 670 
strengthens the policy in this regard. Given the rural nature of the area, the impact of light pollution 671 
can be significant. The amendments relating to residential mooring are consistent with other 672 
residential moorings policies. 673 
 
UN Sustainable Development Goals check 674 
This policy meets these UN SD Goals: 675 
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Sustainability Appraisal 676 
SA objectives:  677 
• ENV1: To reduce the adverse effects of traffic (on roads and water). 678 
• ENV2: To safeguard a sustainable supply of water, to protect and improve water quality and to 679 

use water efficiently. 680 
• ENV3: To protect and enhance biodiversity and geodiversity. 681 
• ENV4: To conserve and enhance the quality and local distinctiveness of landscapes and 682 

towns/villages. 683 
• ENV5: To adapt, become resilient and mitigate against the impacts of climate change 684 
• ENV6: To avoid, reduce and manage flood risk and to become more resilient to flood risk and 685 

coastal change. 686 
• ENV7: To manage resources sustainably through the effective use of land, energy and materials. 687 
• ENV8: To minimise the production and impacts of waste through reducing what is wasted, and 688 

re-using and recycling what is left. 689 
• ENV9: To conserve and enhance the cultural heritage, historic environment, heritage assets and 690 

their settings 691 
• ENV10: To achieve the highest quality of design that is innovative, imaginable, and sustainable 692 

and reflects local distinctiveness. 693 
• ENV11: To improve air quality and minimise noise, vibration and light pollution. 694 
• ENV12: To increase the proportion of energy generated through renewable/low carbon 695 

processes without unacceptable adverse impacts to/on the Broads landscape 696 
• SOC1: To improve the health and wellbeing of the population and promote a healthy lifestyle. 697 
• SOC2: To reduce poverty, inequality and social exclusion. 698 
• SOC3: To improve education and skills including those related to local traditional industries. 699 
• SOC4: To enable suitable stock of housing meeting local needs including affordability. 700 
• SOC5: To maximise opportunities for new/ additional employment 701 
• SOC6: To improve the quality, range and accessibility of community services and facilities and to 702 

ensure new development is sustainability located with good access by means other than a 703 
private car to a range of community services and facilities. 704 

• SOC7: To build community identity, improve social welfare and reduce crime and anti-social 705 
activity. 706 

• ECO1: To support a flourishing and sustainable economy and improve economic performance in 707 
rural areas. 708 

• ECO2: To ensure the economy actively contributes to social and environmental well-being. 709 
• ECO3: To offer opportunities for Tourism and recreation in a way that helps the economy, 710 

society and the environment. 711 
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Assessment of policy BRU6 
 

 

A: Keep original policy (other than 
adding reference to GI RAMS). 

B: Amend policy to improve 
reference to light pollution (and 
adding reference to GI RAMS). 

ENV1   + Policy refers to access 
requirements. 

ENV2   + Capacity for foul water 
included as a consideration. 

ENV3 + 

Seeks protection of nearby 
protected sites.  + 

GI RAMS and nutrient 
enrichment mitigation would 

be required, but that would be 
neutral impact. 

ENV4     
ENV5     
ENV6     
ENV7     
ENV8     
ENV9     

ENV10   + Makes specific reference to 
design of associated cabinets. 

ENV11   + Makes specific reference to 
light pollution 

ENV12     
SOC1     
SOC2     
SOC3     

SOC4 + Would contribute to housing 
need in the area.  + Would contribute to housing 

need in the area.  
SOC5     

SOC6 + 
Some services and facilities 

within walking distance of the 
site.  

+ 
Some services and facilities 

within walking distance of the 
site. 

SOC7     

ECO1 + 
Residential moorings could 

result in support of the local 
businesses. 

+ 
Residential moorings could 

result in support of the local 
businesses. 

ECO2     
ECO3     

 
 

Planning Committee, 13 October 2023, agenda item number 11 28



Assessment of policy CHE1 
 

 

A: Keep original policy (other than 
adding reference to GI RAMS). 

B: Amend policy to improve 
reference to light pollution (and 
adding reference to GI RAMS). 

ENV1 + Policy refers to access 
requirements. + Policy refers to access 

requirements. 
ENV2     

ENV3  
GI RAMS mitigation would be 
required, but that would be 

neutral impact. 
 

GI RAMS mitigation would be 
required, but that would be 

neutral impact. 
ENV4     
ENV5     
ENV6     
ENV7     
ENV8     
ENV9     

ENV10   + Makes specific reference to 
design of associated cabinets. 

ENV11   + Makes specific reference to 
light pollution 

ENV12     
SOC1     
SOC2     
SOC3     

SOC4 + Would contribute to housing 
need in the area.  + Would contribute to housing 

need in the area.  
SOC5     

SOC6 + 
Many services and facilities 

within walking distance of the 
site.  

+ 
Many services and facilities 

within walking distance of the 
site. 

SOC7     

ECO1 + 
Residential moorings could 

result in support of the local 
businesses. 

+ 
Residential moorings could 

result in support of the local 
businesses. 

ECO2     
ECO3     
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Assessment of policy: GIL1 
 

 

A: Keep original policy (other than 
adding reference to GI RAMS). 

B: Amend policy to improve 
reference to light pollution (and 
adding reference to GI RAMS). 

ENV1     
ENV2     

ENV3  
GI RAMS mitigation would be 
required, but that would be 

neutral impact. 
 

GI RAMS mitigation would be 
required, but that would be 

neutral impact. 
ENV4     
ENV5     
ENV6     
ENV7     
ENV8     
ENV9     
ENV1

0   + Makes specific reference to 
design of associated cabinets. 

ENV1
1   + Makes specific reference to 

light pollution 
ENV1

2     

SOC1     
SOC2     
SOC3     

SOC4 + Would contribute to housing 
need in the area.  + Would contribute to housing 

need in the area.  
SOC5     

SOC6 + 
Many services and facilities 

within walking distance of the 
site.  

+ 
Many services and facilities 

within walking distance of the 
site. 

SOC7     

ECO1 + 
Residential moorings could 

result in support of the local 
businesses. 

+ 
Residential moorings could 

result in support of the local 
businesses. 

ECO2     
ECO3     
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Assessment of policy: LOD1 
 

 

A: Keep original policy (other than 
adding reference to GI RAMS). 

B: Amend policy to improve 
reference to light pollution (and 
adding reference to GI RAMS). 

ENV1 + Policy refers to access 
requirements. + Policy refers to access 

requirements. 
ENV2     

ENV3  
GI RAMS mitigation would be 
required, but that would be 

neutral impact. 
 

GI RAMS mitigation would be 
required, but that would be 

neutral impact. 
ENV4     
ENV5     
ENV6     
ENV7     
ENV8     
ENV9     

ENV10   + Makes specific reference to 
design of associated cabinets. 

ENV11   + Makes specific reference to 
light pollution 

ENV12     
SOC1     
SOC2     
SOC3     

SOC4 + Would contribute to housing 
need in the area.  + Would contribute to housing 

need in the area.  
SOC5     

SOC6 + 
Many services and facilities 

within walking distance of the 
site.  

+ 
Many services and facilities 

within walking distance of the 
site. 

SOC7     

ECO1 + 
Residential moorings could 

result in support of the local 
businesses. 

+ 
Residential moorings could 

result in support of the local 
businesses. 

ECO2     
ECO3     
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Assessment of policy: SOM1 
 

 

A: Keep original policy (other than 
adding reference to GI RAMS). 

B: Amend policy to improve 
reference to light pollution (and 
adding reference to GI RAMS). 

ENV1 + Policy refers to access 
requirements.  + Policy refers to access 

requirements. 
ENV2     

ENV3  
GI RAMS mitigation would be 
required, but that would be 

neutral impact. 
 

GI RAMS mitigation would be 
required, but that would be 

neutral impact. 
ENV4     
ENV5     
ENV6     
ENV7     
ENV8     
ENV9     

ENV10   + Makes specific reference to 
design of associated cabinets. 

ENV11 + Makes specific reference to 
light pollution + Makes specific reference to 

light pollution 
ENV12     
SOC1     
SOC2     
SOC3     

SOC4 + Would contribute to housing 
need in the area.  + Would contribute to housing 

need in the area.  
SOC5     

SOC6 + 
Some services and facilities 

within walking distance of the 
site.  

+ 
Some services and facilities 

within walking distance of the 
site. 

SOC7     

ECO1 + 
Residential moorings could 

result in support of the local 
businesses. 

+ 
Residential moorings could 

result in support of the local 
businesses. 

ECO2     
ECO3     
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Assessment of policy; STA1 1 

 
A: Keep original policy  B: Preferred Option - amend 

policy 
ENV1     
ENV2     

ENV3 + 
Policy refers to planting, 
with benefits to the 
natural environment.  

+ 

Policy refers to planting, 
with benefits to the natural 
environment and also refers 
to nutrient neutrality and GI 
RAMS. 

ENV4 + Policy refers to views and 
landscape planting.   + Policy refers to views and 

landscape planting.   
ENV5     
ENV6     
ENV7     
ENV8     

ENV9 + Policy refers to views the 
issue of archaeology.    + Policy refers to views the 

issue of archaeology.    
ENV1

0   + Policy refers to the design 
guide. 

ENV1
1   + The policy refers to light 

pollution.  
ENV1

2     

SOC1     
SOC2     

SOC3 + 

The policy relates to a 
boatyard which enables 
traditional broads 
industries as well as 
enabling people to enjoy 
and understand the 
Broads.  

+ 

The policy relates to a 
boatyard which enables 
traditional broads industries 
as well as enabling people to 
enjoy and understand the 
Broads.  

SOC4 + 
Policy says residential 
moorings could be 
acceptable here.  

+ 
Policy says residential 
moorings are acceptable 
here.  

SOC5 + Policy relates to an 
employment area.  + Policy relates to an 

employment area.  
SOC6     
SOC7     

ECO1 + Policy relates to an 
employment area.  + Policy relates to an 

employment area.  

ECO2 + Policy relates to an 
employment area.  + Policy relates to an 

employment area.  

ECO3 + Policy relates to a tourism 
provider. + Policy relates to a tourism 

provider.  
 2 
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Local Plan for the Broads - Review 
Preferred Options bitesize pieces 

October 2023 

Sites Specifics – Brundall Riverside – BRU 3, 4 and 5 

Comments received as part of Issues and Options consultation, relevant to Brundall: 

BRU 
policies 

Broads 
Society 

This is an area accommodating several important businesses supporting 
the marine industry, boatyards and tourism.  There are a number of 
ageing and unused buildings which are falling into disrepair and have 
little or no industrial use.  Access is poor hindering local plan objectives 
of sustainable travel, local economic development, local jobs and 
community well-being.  Businesses and dwellings are threatened by 
environmental impacts.  Valuable prime riverside locations could be 
enhanced through collaborative planning approaches that enable bio 
diversity, increased green sustainable tourism, net zero approaches, 
economic growth for the area and region, local jobs for local people, 
increased skills and job opportunities. 
This seems to be an ideal area to be targeted for positive change. 

BRU 
policies 

Brooms 
Boats 

Brundall Riverside area. 
An area accommodating several important businesses supporting the 
marine industry, boatyards and tourism. 
Ageing and unused buildings are eroding and have no industrial use. 
Access is poor hindering local plan objectives of sustainable travel, local 
economic development, local jobs and community well-being. 
Businesses and dwellings are threatened by environmental impacts. 
Valuable prime riverside locations could be enhanced through 
collaborative planning approaches that enable biodiversity, increased 
green sustainable tourism, net zero approaches, economic growth for 
the area and region, local jobs for local people, increased skills and job 
opportunities. 

BRU 
policies. 

Sequence 
UK 

LTD/Brundall 
Riverside 

Estate 
Association 

2.80 Whilst not proposing any particular sites for allocation, the inclusion 
of the Brundall Riverside Estate within the development boundary as set 
out below, would recognise its built-up and previously developed nature 
and make it more straightforward in planning terms for sites to be 
redeveloped. In particular, the nature of boatyards is changing, for 
example Broom Boats is diversifying and policies should be flexible to 
the changing requirements for such sites. 
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This is a proposed draft section/policy for the Preferred Options Local Plan. Member’s comments 
and thoughts are requested. This policy is already in the local plan, but some amendments are 
proposed. 

Amendments to improve the policy are shown as follows: text to be removed and added text. 

There is an assessment against the UN Sustainable Development Goals at the end of the policy. 

The proposed Sustainability Appraisal of the policy is included at the end of the document. This 
would not be included in the Preferred Options Local Plan itself; this table would be part of the 
Preferred Options Sustainability Appraisal but is included here to show how the policy and options 
are rated. 

The currently adopted policy remains in place – these are proposed amendments and this section 
will form part of the Preferred Options version of the Local Plan. 

Policy POBRU3:  Brundall Mooring Plots 
Policy Map xx - 3.-BRUNDALL.pdf (broads-authority.gov.uk) 
1. The continued use of this area for mooring of boats and uses incidental to that activity will be

supported, and the generally open character of the area retained.

2. The defined area will be kept generally free of buildings and above ground structures.  Provision
of unobtrusive moorings, steps, ramps and small-scale storage lockers, for use incidental to the
enjoyment of the moorings, will be permitted.

3. The provision and maintenance of additional shrub or tree planting will be encouraged, having
regard to limiting wind shadow on the river in the interests of sailing.

4. The permanent or seasonal occupation of the land with vehicles, boats, etc., or the stationing of
caravans, will not be permitted.

5. Particular attention will be given to any lighting proposals, in line with policy DMxx.

Constraints and features 
• The area is at serious risk of flooding (zone 3 by EA mapping; wholly in zone indicative 3b by

SFRA 2017 mapping).
• Road access is constrained.
• Area is close to SSSI, SAC, SPA, Ramsar site.
• Article 4 direction covers Part 4 temporary buildings and uses and Part 5 Class C use of land by

members of certain recreational organisations.
• Dark skies zone 2.

Reasoned Justification 
The management of incremental development of the Riverside Estate area, including that covered 
by this policy, has been an issue since at least the 1950s. This part of the riverside area remains 
largely open and free of buildings and structures.  The policy seeks to retain this openness and 
balance with the more developed parts of the riverside, and the contribution this makes to the 
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character of the wider area, while continuing the mooring uses that support the local economy and 
the enjoyment and navigation of the Broads.  

Use of the area for moorings, and the presumption against permanent or seasonal occupation and 
the stationing of caravans, is supported by the Environment Agency on flood risk grounds.  

Applicants are directed to the Authority’s adopted Mooring Design Guidance1. 

The area is in dark skies zone 2 and so policy DMxx is of relevance. 

It is important to be aware that the Brundall Neighbourhood Plan was ‘made’ in 2016 and is part of 
the Development Plan and the policies it contains may be of relevance to proposals for this area of 
Brundall. 

Reasonable alternative options 
a) The original policy, with no amendments.
b) No policy

Sustainability appraisal summary 
The three options (of the amended policy, no policy and the original policy) have been assessed in 
the SA. The following is a summary. 

A: Keep original policy 3 positives. 0 negatives. 0 ? 
Overall, positive.  

B: Preferred Option - amend 
policy. 

4 positives. 0 negatives. 0 ? 
Overall, positive. 

C: No policy 0 positives. 0 negatives. 4 ? 
Overall, positive. 

How has the existing policy been used since adoption in May 2019? 
According to recent Annual Monitoring Reports, the policy has not been used. 

Why have the alternative options been discounted? 
The amendments to the original policy fundamentally reinforce the importance of dark skies and 
reflect that this is mentioned in the supporting text, but not the policy.  

UN Sustainable Development Goals check 
This policy meets these UN SD Goals:  

1 Mooring Design Guide: www.broads-authority.gov.uk/__data/assets/pdf_file/0005/703940/Mooring-design-guide.pdf  
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Policy POBRU4: Brundall Marina 
Policy Map x  -3.-BRUNDALL.pdf (broads-authority.gov.uk) 
1. In this area:
a) The development and retention of marina, boatyard and related uses will be supported; and
b) Broads Local Plan policies on general employment and boatyards in the economy section will

apply.

2. To retain the openness of the southern majority of the area (where vessels are moored), the
development of buildings and large structures will be generally restricted to the northern
portion of the site (where existing buildings are located), except where a specific locational
need is demonstrated and the scale and design of the proposal are compatible with this
objective.

3. The provision of an appropriate number of visitor moorings would be welcomed.

4. In assessing development proposals full regard will be given to:
a) The flood risk;
b) The limitations of the road access;
c) Management of risks of water pollution;
d) Light pollution and dark skies (see policy DMxx);
e) Increasing the amount of trees and other planting on the site (with due regard to avoiding

creating wind obstruction near the riverside which might affect the sailing on the river); and
f) Providing permeable surfaces and controlled drainage.

Constraints and features 
• The area is at serious risk of flooding (zones 1, 2 & 3 by EA mapping; almost wholly in zone

indicative 3b by SFRA 2017 mapping).
• Road access is limited.
• Area is close to SSSI, SAC, SPA, Ramsar site.
• Potential archaeological interest.
• An Article 4 Direction removes all PD Rights in the area.
• Dark sky zone 2.

Reasoned Justification 
The marina is an important resource for enjoyment and navigation of the Broads, and contributes 
to the local economy and the retention of marine skills in the area. The policy seeks to encourage 
its retention and future development, while protecting and enhancing the best qualities of the area, 
within the constraints of the flood risk to the area.   

The Environment Agency confirms that the uses supported by the policy accord with national flood 
risk policy.  The EA also highlights the need to address the risks of water pollution for waterside 
sites in industrial/boatyard use.  

Norfolk County Council as Highways Authority has indicated that because of the access constraints 
(the road and level crossing) they would not support residential moorings at this site. 
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Proposals will need to meet the requirements of policy DM22 as the Brundall Riverside area 
generally has good dark skies. 

It is important to be aware that the Brundall Neighbourhood Plan was ‘made’ in 2016 and is part of 
the Development Plan and the policies it contains may be of relevance to proposals for this area of 
Brundall. 

Reasonable alternative options 
a) The original policy, with no amendments.
b) No policy

Sustainability appraisal summary 
The three options (of the amended policy, no policy and the original policy) have been assessed in 
the SA. The following is a summary. 

A: Keep original policy 6 positives. 0 negatives. 0 ? 
Overall, positive.  

B: Preferred Option - amend 
policy. 

6 positives. 0 negatives. 0 ? 
Overall, positive. 

C: No policy 0 positives. 0 negatives. 6 ? 
Overall, positive. 

How has the existing policy been used since adoption in May 2019? 
According to recent Annual Monitoring Reports, the policy has not been used.  

Why have the alternative options been discounted? 
The amendments to the original policy fundamentally reinforce the importance of dark skies and 
reflect that this is mentioned in the supporting text, but not the policy.  

UN Sustainable Development Goals check 
This policy meets these UN SD Goals:  
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Policy POBRU5: Land east of the Yare Public House 
Policy Map x  -3.-BRUNDALL.pdf (broads-authority.gov.uk) 

1. This land will be kept generally free of built development to help conserve its trees and
contribution to the visual amenity and biodiversity of the area, provide a wildlife corridor
between the Natura 2000 site to the east and the river to the west, and reflect flood risk to the
area and retain flood capacity.

Constraints and features 
• Flood risk (site includes zones 1, 2, & indicative 3b by SFRA 2017 mapping; and zones 1, 2, & 3

by EA mapping).
• Adjacent SAC, SPA, SSSI, Ramsar site.
• Archaeological interest (brick kiln).
• Tree Preservation Order.
• Near to railway station

Reasoned Justification 
This policy continues the long-term protection of this valuable semi-natural green area, providing a 
backdrop to the Riverside area, separation from the housing and other development to the north of 
the railway line, and a link with the marshland to the east, which has multiple national and 
international environmental designations.  

The avoidance of built development of the area is supported by the Environment Agency on the 
grounds of flood risk. 

Reasonable alternative options 
a) No policy

Sustainability appraisal summary 
The two options (of the amended policy, no policy) have been assessed in the SA. The following is a 
summary. 

B: Preferred Option 3 positives. 0 negatives. 0 ? 
Overall, positive. 

A: No policy 0 positives. 0 negatives. 3 ? 

How has the existing policy been used since adoption in May 2019? 
According to recent Annual Monitoring Reports, the policy has not been used. 

Why have the alternative options been discounted? 
An important area, worthy of having its own policy. 

UN Sustainable Development Goals check 
This policy meets these UN SD Goals:  
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Sustainability Appraisal 
SA objectives:  
• ENV1: To reduce the adverse effects of traffic (on roads and water).
• ENV2: To safeguard a sustainable supply of water, to protect and improve water quality and to

use water efficiently.
• ENV3: To protect and enhance biodiversity and geodiversity.
• ENV4: To conserve and enhance the quality and local distinctiveness of landscapes and

towns/villages.
• ENV5: To adapt, become resilient and mitigate against the impacts of climate change
• ENV6: To avoid, reduce and manage flood risk and to become more resilient to flood risk and

coastal change.
• ENV7: To manage resources sustainably through the effective use of land, energy and materials.
• ENV8: To minimise the production and impacts of waste through reducing what is wasted, and

re-using and recycling what is left.
• ENV9: To conserve and enhance the cultural heritage, historic environment, heritage assets and

their settings
• ENV10: To achieve the highest quality of design that is innovative, imaginable, and sustainable

and reflects local distinctiveness.
• ENV11: To improve air quality and minimise noise, vibration and light pollution.
• ENV12: To increase the proportion of energy generated through renewable/low carbon

processes without unacceptable adverse impacts to/on the Broads landscape
• SOC1: To improve the health and wellbeing of the population and promote a healthy lifestyle.
• SOC2: To reduce poverty, inequality and social exclusion.
• SOC3: To improve education and skills including those related to local traditional industries.
• SOC4: To enable suitable stock of housing meeting local needs including affordability.
• SOC5: To maximise opportunities for new/ additional employment
• SOC6: To improve the quality, range and accessibility of community services and facilities and to

ensure new development is sustainability located with good access by means other than a
private car to a range of community services and facilities.

• SOC7: To build community identity, improve social welfare and reduce crime and anti-social
activity.

• ECO1: To support a flourishing and sustainable economy and improve economic performance in
rural areas.

• ECO2: To ensure the economy actively contributes to social and environmental well-being.
• ECO3: To offer opportunities for Tourism and recreation in a way that helps the economy,

society and the environment.
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Assessment of policy BRU3 

A: Keep original policy B: Preferred Option - amend 
policy 

C: No policy 

ENV1 

Not having a policy does 
not mean that these 

issues will not be 
considered or addressed. 

A policy does however 
provide more certainty. 

ENV2 
ENV3 

ENV4 + 
The policy restricts the 
type of development to 
reflect the character.  

+ 
The policy restricts the type 
of development to reflect 
the character. 

? 

ENV5 
ENV6 
ENV7 
ENV8 
ENV9 

ENV10 

ENV11 + Policy refers to light 
pollution.  

? 

ENV12 
SOC1 
SOC2 

SOC3 + 

The area being used for 
boating will enable the 
use of traditional skills in 
terms of boating and using 
the water.  

+ 

The area being used for 
boating will enable the use 
of traditional skills in terms 
of boating and using the 
water. 

? 

SOC4 
SOC5 
SOC6 
SOC7 
ECO1 
ECO2 

ECO3 

+ The thrust of the policy 
will benefit tourism and 
recreational use of the 
Broads.  

+ The thrust of the policy will 
benefit tourism and 
recreational use of the 
Broads. 

? 
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Assessment of policy BRU4 

A: Keep original policy B: Preferred Option - amend 
policy 

C: No policy 

ENV1 + 

Policy refers to the road 
limitations as well as in 
general providing space 
for moorings boats. 

+ 

Policy refers to the road 
limitations as well as in 
general providing space for 
moorings boats. 

? 

Not having a policy does 
not mean that these 

issues will not be 
considered or addressed. 

A policy does however 
provide more certainty. 

ENV2 + Policy refers to water 
quality. + Policy refers to water 

quality. 
? 

ENV3 

ENV4 + 
The policy restricts the 
type of development to 
reflect the character.  

+ 
The policy restricts the type 
of development to reflect 
the character. 

? 

ENV5 
ENV6 + Policy refers to flood risk. + Policy refers to flood risk. ? 
ENV7 
ENV8 
ENV9 

ENV10 

ENV11 + Policy refers to light 
pollution.  

? 

ENV12 
SOC1 
SOC2 

SOC3 + 

The area being used for 
boating will enable the 
use of traditional skills in 
terms of boating and using 
the water.  

+ 

The area being used for 
boating will enable the use 
of traditional skills in terms 
of boating and using the 
water. 

? 

SOC4 
SOC5 
SOC6 
SOC7 
ECO1 
ECO2 

ECO3 

+ The thrust of the policy 
will benefit tourism and 
recreational use of the 
Broads.  

+ The thrust of the policy will 
benefit tourism and 
recreational use of the 
Broads. 

? 
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Assessment of policy BRU5 

A: Preferred policy B: No policy 
ENV1 

Not having a policy does 
not mean that these 

issues will not be 
considered or addressed. 

A policy does however 
provide more certainty. 

ENV2 

ENV3 + The policy refers to the 
area benefitting wildlife 

? 

ENV4 + 
The area adds to the 
character of the wider 
area.  

? 

ENV5 
ENV6 + Policy refers to flood risk. ? 
ENV7 
ENV8 
ENV9 

ENV10 
ENV11 
ENV12 
SOC1 
SOC2 
SOC3 
SOC4 
SOC5 
SOC6 
SOC7 
ECO1 
ECO2 
ECO3 
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Local Plan for the Broads - Review 
Preferred Options bitesize pieces 

October 2023 

Sites Specifics – Cantley 

Information for Members 
British Sugar would like the area to which the policy applies to be extended. The maps later in 
this document show the proposed additional area. It is proposed to have a specific question in 
the Preferred Options to ask stakeholders and the public their thoughts on this extension. 

This is a proposed draft section/policy for the Preferred Options Local Plan. Member’s comments 
and thoughts are requested. This policy is already in the local plan, but some amendments are 
proposed. 

Amendments to improve the policy are shown as follows: text to be removed and added text. 

There is an assessment against the UN Sustainable Development Goals at the end of the policy. 

The proposed Sustainability Appraisal of the policy is included at the end of the document. This 
would not be included in the Preferred Options Local Plan itself; this table would be part of the 
Preferred Options Sustainability Appraisal, but is included here to show how the policy and options 
are rated. 

The currently adopted policy remains in place – these are proposed amendments and this section 
will form part of the Preferred Options version of the Local Plan. 

Policy POCAN1: Cantley Sugar Factory 1 
See maps later in this document 2 

3 
1. This site is defined as an employment site for the purposes of Broads Local Plan Policies on4 

general employment (DM26).5 

2. Development on this site which secures and enhances the sugar works’ contribution to the6 
economy of the Broads and wider area will be supported where this also:7 

a) Protects or and where appropriate enhances wildlife and habitats (including the nearby Ramsar8 
site, SPA and SAC);9 

b) Protects or enhances the amenity of nearby residents;10 
c) Does not negatively impact on the neighbouring pub (The Reedcutter – see policy POSSPUBS);11 
d) Avoids severe residual impacts on highway capacity or safety;12 
e) Improves the appearance of the site works, particularly in views from the river and other13 

receptors in the locality, through design, materials and landscaping and have regard to the14 
setting of the nearby designated heritage assets;15 

f) Retains and does not impact the tree belt along the eastern edge of the track to the river;16 
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g) The lighting associated with a scheme is fully justified, and if needs to be put in place, designed 17 
in line with the dark skies/light pollution policy DMxx. reduces light pollution; Opportunities to 18 
reduce the current impact of the lighting would be supported. 19 

h) Uses the disposition, bulk and location of buildings and structures to avoid extending the built-20 
up part of the site into the open areas around or more prominent in the skyline;21 

i) Can be demonstrated to be in conformity with national policy on flood risk;22 
j) Protects and where possible enhances public access to the staithe;23 
k) Results in minimal additional carbon dioxide emissions and uses best available technology to24 

reach highest technically achievable reduction of emissions;25 
l) Enables appropriate adaptation and resilience to climate change;26 
m) Uses water efficiently, with potential for water re-use;27 
n) Takes into account and accommodated Anglian Water’s assets (water main);28 
o) Appropriately manages any risk of water pollution; and29 
p) As appropriate, enables the use of zero emission technology for vehicles supplying the site.30 

31 
3. Proposals may be required to undertake a project level Habitats Regulation Assessment, as32 

appropriate.33 
34 

4. Renewed use of the railway or river for freight associated with the plant would be particularly35 
encouraged.  as would measures reducing carbon dioxide emissions.36 

37 
5. Employment uses other than that associated with the sugar works will be supported only where38 

they do not prejudice the future of that use (and associated waste operations) and also meet39 
the above criteria.40 

Constraints and features 41 
• A prominent riverside location.42 
• Flood risk (zones 1, 2 & 3 by EA mapping; zones 1, 2 & indicative 3b by SFRA 2017 mapping).43 
• Site is close to SPA, SAC, SSSI and Ramsar designated areas.44 
• Public footpaths cross the site.45 
• Tree belt along the eastern edge of the track to the river.46 
• Cantley Staithe.47 
• Near to Reedcutter Pub.48 
• The policy area is within the consultation zone of a waste operation associated with the sugar49 

works.50 
• Nearby designated heritage assets, specifically the Langley Conservation Area, and the two51 

Grade II* Churches of St Botolph at Limpenhoe and St Margaret at Cantley, as well as the grade52 
II listed Hardley Mill.53 

• The discovery of artefacts and the sites of two drainage mills within the area of the sugar54 
factory, plus the recovery of Iron Age to medieval objects in the wider area, suggests some55 
areas of the sugar factory have potential to contain undisturbed archaeological remains.56 

• A heavy water user and a significant carbon dioxide emitter, although this is recognised by57 
British Sugar.58 

• A water main is within the site area.59 
• Cantley Water Recycling Centre has limited capacity60 

Reasoned Justification 61 
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The Cantley sugar works is a major contributor to the local economy, and supports jobs and 62 
agriculture (beet production) over a wide area.  Around 120 people are employed on the site, but 63 
many more are employed seasonally and in the sugar beet supply chain. 64 

The policy continues the long-standing approach of supporting the continuation and upgrading of 65 
the works, while encouraging this to happen in a way that minimises adverse impacts and makes 66 
the most of opportunities for improving the local environment and amenities. Planning permission 67 
exists to develop the works to enable the processing of imported cane sugar, but this has yet to be 68 
implemented.  69 

The works are, though, a major emitter of carbon dioxide within the Broads, and the heavy road 70 
freight associated with the works has negative impacts on local residents’ amenity, and on highway 71 
safety and capacity. The policy recognises that Cantley is a significant emitter of carbon dioxide in 72 
the area and seeks betterment and that schemes should be designed with minimal carbon dioxide 73 
emissions in mind. 74 

Cantley Sugar factory receives substantial amounts of raw material from local farms, requiring 75 
substantial amounts of HGV movements. These will be required by law to move to zero-emission 76 
vehicles, potentially Battery Electric or Hydrogen powered. As these vehicles may have shorter 77 
range than existing diesel vehicles, new refuelling equipment may be needed at the site. 78 

The potential for recommencing use of the river and or railway to transport freight to and from the 79 
site was explored in the Cantley Transport Feasibility Study.  There is potential to use the water for 80 
moving goods to and from the site. This would reduce the impact on road travel and as such, the 81 
Authority encourages suitable and appropriate use of the river for freight. Although there is no 82 
immediate prospect of this being achieved, it remains an aspiration should circumstances permit. 83 

Habitats Regulations Assessment identified that any development on the site should be subject to 84 
assessment under the Habitats Regulations at the planning application stage site-level screening at 85 
the planning application stage.  This is secured through ensured by the Habitats Regulations and 86 
Local Plan policy DM13.The policy also seeks biodiversity enhancements on site and the Biodiversity 87 
Enhancements Guide1 should be used to inform schemes. 88 

The risk of water pollution needs to be mitigated where new development is undertaken, and on an 89 
ongoing basis to ensure the water environment is protected. The Environment Agency highlights 90 
the need to address the risks of water pollution for waterside sites in industrial use. 91 

Parts of the site are vulnerable to flood risk (and have experienced flooding), but the precise extent 92 
of different levels of risk in the immediate area could not be ascertained by the Broads’ SFRA. A site 93 
flood risk assessment will be needed to demonstrate the level of the risk associated with any future 94 
proposed development. 95 

The Authority acknowledges the work undertaken to reduce light pollution, which gained an award 96 
in 2010 for sky friendly night-time exterior lighting and restricting light above the horizontal. The 97 
requirement to address light pollution remains in the policy to reflect the good dark skies in the 98 

1 https://www.broads-authority.gov.uk/__data/assets/pdf_file/0016/231055/Biodiversity-guide_18_11_2016.pdf 
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area, particularly when further away from the works. The Authority would like to see further 99 
reduction in light pollution to improve the dark skies of the area as a whole. 100 

The policy requires improvements in the water efficiency of the site. This is an area that British 101 
Sugar have made improvements and seek to do more2. 102 

Where the policy seeks to address water usage, carbon dioxide emissions and lighting, it is 103 
important to note that this does not have to be restricted to the industrial processes; provision for 104 
staff such as staff rooms, restrooms etc could be an area that could be improved. 105 

Part of the site covered by this policy is near to the Reedcutter Pub and any proposal must ensure it 106 
does not negatively impact that pub. 107 

Specific Question xx: 108 
British Sugar have requested that the area to which the policy applies, be extended. The maps that 109 
follow show the proposed extension, as well as the existing policy area. Do you have any specific 110 
comments on the extension to the area to which this policy applies? 111 

Reasonable alternative options 112 
Please note that the extension to the policy area is not included as an option as it seems a logical 113 
extension and there seems to not be any reason not to include this area as part of the policy area. 114 
This area is already an integral part of the functioning of the factory. 115 

a) The original policy, with no amendments.116 
b) An alternative option could be to have no specific policy relating to Cantley Sugar Beet Factory;117 

any application would be considered using existing policies. To not have a policy is considered a 118 
reasonable alternative option in this instance as the various criteria listed are addressed in 119 
other policies. 120 

Sustainability appraisal summary 121 
The three options (of the amended policy, the original policy and no policy) have been assessed in 122 
the SA. The following is a summary. 123 

A: No policy 0 positives. 0 negatives. 12 ? 
Overall, positive.  

B: Keep original policy 9 positives. 0 negatives. 2 ? 
Overall, positive. 

C: Preferred Option - amend 
policy. 

10 positives. 0 negatives. 0 ? 
Overall, positive. 

How has the existing policy been used since adoption in May 2019? 124 
According to recent Annual Monitoring Reports, the policy has been used and applications have 125 
been determined in accordance with the policy. 126 

Why has the alternative option been discounted? 127 

2 Improving Processes to Save Water at British Sugar | Case study 
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Cantley Sugar Beet is an important employment site in the area. It employs many on site, but also in 128 
the supply train and servicing of the site. That being said, it is in a prominent area of the Broads, 129 
and has its impacts in terms of carbon emissions, transport, water usage and light pollution. By 130 
setting out the key considerations, the policy supports appropriate change at the site. The 131 
preferred policy is favoured as it emphasises the importance of dark skies, carbon emissions, water 132 
usage and transport. 133 
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This map shows the proposed extension to the policy area. 134 
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This map shows the entire area to which the policy will apply. 135 

Planning Committee, 13 October 2023, agenda item number 11 51



Sustainability Appraisal 
 
SA objectives:  
• ENV1: To reduce the adverse effects of traffic (on roads and water). 
• ENV2: To safeguard a sustainable supply of water, to protect and improve water quality and to 

use water efficiently. 
• ENV3: To protect and enhance biodiversity and geodiversity. 
• ENV4: To conserve and enhance the quality and local distinctiveness of landscapes and 

towns/villages. 
• ENV5: To adapt, become resilient and mitigate against the impacts of climate change 
• ENV6: To avoid, reduce and manage flood risk and to become more resilient to flood risk and 

coastal change. 
• ENV7: To manage resources sustainably through the effective use of land, energy and materials. 
• ENV8: To minimise the production and impacts of waste through reducing what is wasted, and 

re-using and recycling what is left. 
• ENV9: To conserve and enhance the cultural heritage, historic environment, heritage assets and 

their settings 
• ENV10: To achieve the highest quality of design that is innovative, imaginable, and sustainable 

and reflects local distinctiveness. 
• ENV11: To improve air quality and minimise noise, vibration and light pollution. 
• ENV12: To increase the proportion of energy generated through renewable/low carbon 

processes without unacceptable adverse impacts to/on the Broads landscape 
• SOC1: To improve the health and wellbeing of the population and promote a healthy lifestyle. 
• SOC2: To reduce poverty, inequality and social exclusion. 
• SOC3: To improve education and skills including those related to local traditional industries. 
• SOC4: To enable suitable stock of housing meeting local needs including affordability. 
• SOC5: To maximise opportunities for new/ additional employment 
• SOC6: To improve the quality, range and accessibility of community services and facilities and to 

ensure new development is sustainability located with good access by means other than a 
private car to a range of community services and facilities. 

• SOC7: To build community identity, improve social welfare and reduce crime and anti-social 
activity. 

• ECO1: To support a flourishing and sustainable economy and improve economic performance in 
rural areas. 

• ECO2: To ensure the economy actively contributes to social and environmental well-being. 
• ECO3: To offer opportunities for Tourism and recreation in a way that helps the economy, 

society and the environment. 
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Assessment of policy 
 
  A: No policy B: Keep original policy  C: Preferred Option - amend policy 

ENV1 ? 

Not having a policy does not mean 
that these issues will not be 

considered or addressed. A policy 
does however provide more 

certainty. 

+ Refers to impacts on highways 
capacity and safety.  + 

Refers to impacts on highways 
capacity and safety. Also 
equipment to enable cleaner fuel 
use.  

ENV2 ? + Policy refers to water pollution.  + Policy refers to water pollution. 
Also seeks efficient use of water.  

ENV3 ? + Seeks to protect designated 
sites.  + 

Seeks to protect designated sites. 
Also seeks biodiversity 
enhancements.  

ENV4 ? + Seeks improvements of 
appearance.  + Seeks improvements of 

appearance.  

ENV5 ?  
 

+ 
Refers to climate change 
mitigation, adaptation and 
resilience.  

ENV6 ? + Policy refers to flood risk.  + Policy refers to flood risk.  
ENV7      
ENV8      

ENV9 ? + Policy refers to impact on 
heritage assets and landscape. + Policy refers to impact on heritage 

assets and landscape. 

ENV10 ? + Seeks improvements of 
appearance.  + Seeks improvements of 

appearance.  

ENV11 ? + Policy generally addresses these 
criteria.  + 

Policy generally addresses these 
criteria. Emphasises carbon 
emissions and light pollution and 
refers to clean fuels.  

ENV12      

SOC1 ? + 
Taken together, the policy 
intends development to have 
little impact on amenity.  

+ 
Taken together, the policy intends 
development to have little impact 
on amenity.  

SOC2      

SOC3      

SOC4      

SOC5 ? ? 

The policy helps guide how the 
site can change in an 
acceptable way which may 
result in additional 
employment.  

? 

The policy helps guide how the site 
can change in an acceptable way 
which may result in additional 
employment.  

SOC6      

SOC7      

ECO1 ? ? 

The policy helps guide how the 
site can change in an 
acceptable way which may 
result in the economy 
flourishing.   

? 

The policy helps guide how the site 
can change in an acceptable way 
which may result in the economy 
flourishing.   

ECO2      
ECO3      
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Local Plan for the Broads - Review 
Preferred Options bitesize pieces 

October 2023 
 

Broads Economy – DM27 Farm Diversification 
 
Information for Members 1 
The following are comments received as part of the Issues and Options consultation in relation to the following questions. 2 
The Local Plan for the Broads: Review - Issues and Options Consultation (broads-authority.gov.uk) 3 
 
Farm diversification can assist in making farms more viable and we hope to assist in that. That is why we have policy DM27 Business and Farm 4 
Diversification. Question 26: Do you support this policy approach generally? 5 
 

Question 26 Bradwell Parish Council We feel that there needs to be more focus on crops to feed the nation, so we are more independent on the effects of 
international events. So if this means subsidies then so be it. 

Question 26 Broads Society The Society generally supports the current Policy DM27. 

Question 26 East Suffolk Council 

Appropriate diversification of farming is generally supported by East Suffolk Council. Paragraph 84 of the National 
Planning Policy Framework states that policies should enable, ‘the development and diversification of agricultural and 
other land-based rural businesses’. It is agreed that the approach should ensure land is not fragmented and that any 
diversification is supportive of the existing farm and does not reduce the farm’s overall viability. In accordance with 
policy DM27 of the Broads Local Plan utilising existing structures where possible is recommended.  

Question 26 RSPB 

We don’t subscribe to the principle that as a general principle ‘farmers may need to make changes less beneficial to 
the countryside’. Can you expand or give examples of what this might entail, because as presented this statement 
appears very open-ended and unregulated? We do not contest the principle of farm diversification making farms 
more viable, but there need to be limits agreed to ensure a sustainable approach is adopted. 

 
The aim of the farm diversification policy is not to facilitate the renting of small parcels of land to separate individuals to run separate businesses on. This 6 
results in the fragmentation of farm holdings and inappropriate development in the countryside that would not be acceptable under other policies in the 7 
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Local Plan. This is not farm diversification but subdivision of the farm holding. Question 27: Do you have any thoughts on this particular issue 8 
(subdivision/fragmentation) in relation to farm diversification? Do you agree that the uses  should be linked, so that it remains associated with the farm? 9 
 

Question 27 Bradwell Parish Council Bearing in mind my answer above then the purpose should be linked to food production in line with the farms original 
use. 

Question 27 Broads Society 
The Society supports the idea that farms should not be fragmented but also feels  that other uses not strictly related 
to the farm could be acceptable as long as they were closely related, locationally, to the existing built form of the 
farm. 

Question 27 East Suffolk Council 

East Suffolk Council supports ensuring that farms are not fragmented which helps protect the viability of the wider 
area. This allows a greater degree of control over the land, avoiding new planning units with inappropriate or 
disruptive uses. The East Suffolk Council - Suffolk Coastal Local Plan (September 2020) takes a similar approach within 
Policy SCLP4.7 which requires farm diversification to ensure farming remains the predominant use on the site.  

Question 27 East Suffolk Council 

The fragmentation of land may have a wider impact on the character of the area (whether positively or negatively). 
The important landscape character attributes are defined in the Broads Authority Landscape Character Assessment, 
and it is important to note the strong relationships between the landscape character within East Suffolk as defined in 
the Waveney District Landscape Character Assessment: https://www.eastsuffolk.gov.uk/assets/Planning/Waveney-
Local-Plan/Background-Studies/Landscape-Character-Assessment.pdf. Any adverse character impacts could have 
cross-boundary impacts.  

Question 27 RSPB 

Agree with the principle of not allowing subdivision and fragmentation and that all land needs to be managed or 
‘developed.’ There are huge benefits to wildlife in providing a network of locations (fields if you like) which provide 
rough ground for species such as owls. Not every speck of land needs to be worked. Longer term planning and 
contribution to the greater good of the landscape should be encouraged. 

 
Question 28: Do you have any thoughts on requiring supporting viability information for farm diversification projects? What other information may be 10 
required to support applications? 11 
 

Question 28 Bradwell Parish Council You definitely need to ask for supporting information on how the diversification project/proposal will enable the farm 
to be viable. 

Question 28 Broads Society The Society considers that the submission of a viability statement is a great way of getting the applicant to focus on 
whether or not any proposal is really financially viable and beneficial to them in practical terms. 

Question 28 East Suffolk Council 

Farm diversification allows for non-agricultural uses ensuring the farms continued viability. This can mean that jobs 
are retained, and food security is continued. The Broads Authority may wish to note that policy SCLP4.7 of the East 
Suffolk Council - Suffolk Coastal Local Plan requires similar viability information stating that diversification is 
supported subject to, ‘e) The diversification is supported by detailed information and justification that demonstrates 
that the proposals will contribute to the viability of the farm as a whole and its continued operation’.  
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Question 28 East Suffolk Council 
In developing a policy approach for this area, the Broads Authority may wish to consider stating that the level of 
supporting viability information should be of a scale appropriate to the size of development and set out that details of 
what viability information is appropriate in either the policy or within an appendix.  

Question 28 RSPB 

Yes, to requiring additional information on viability, especially the time frame for the proposed projects. As stated 
clearly market trends will play a large part in directing choices about direction of farm business but retention of a set 
approach for a longer period will offer greater value, except when unforeseen circumstances show the proposed 
direction of travel is no longer viable. 

 
Question 29: Do you have any thoughts on conversion and new build in terms of farm diversification? 12 
 

Question 29 Bradwell Parish Council Limit farm diversification so the focus is on availability for food production going forward. 

Question 29 Broads Society 
The Society would agree that conversion is preferable to new build (particularly in relation to holiday accommodation 
provision).  However, there are site specific instances where new build would be acceptable and should not be ruled 
out.  A criteria based policy which could allow new build would be a better way forward than restricting it totally. 

Question 29 Designing Out Crime 
Officer, Norfolk Police 

Norfolk Constabulary will continue to work with the Planning Officers and applicants for any significant new build to 
encourage and implement Secured by Design standards. 

Question 29 East Suffolk Council 
It is often beneficial to seek the retention and conversion of an existing building, as opposed to new development, 
particularly where it ensures the retention of buildings with positive character impact. As the issues and options 
document states it also potentially reduces the carbon impact.  

Question 29 East Suffolk Council 

The East Suffolk Council - Waveney Local Plan includes policy WLP8.15 for new self-catering tourist accommodation. 
The policy states that new permanent self-catered accommodation can be allowed in the countryside where it 
involves conversion of rural buildings subject to a set of criteria. Were the Broads Authority to take forward a similar 
approach in the new Local Plan, consideration should be given to how best to ensure tourist accommodation arising 
from farm diversification can be protected from pressure to become residential over time.  

Question 29 East Suffolk Council The Broads Authority may also wish to note that the Waveney Local Plan includes other policies governing conversion 
of existing rural building, namely, policies WLP8.11 (to residential use) and WLP8.14 (to employment use).  

Question 29 RSPB 

New build if construction is shown to have a low or long-term neutral Carbon footprint, and will sit well within the 
landscape, should be considered. However, conversion of more permanent new build (bricks and mortar) would 
suggest the developer hasn’t fully thought through construction and should be avoided and discouraged. Conversion 
of existing buildings if done sympathetically, following guidance and design principles should be encouraged. 

Question 29 
Sequence UK 

LTD/Brundall Riverside 
Estate Association 

2.70 We would broadly support a policy that allowed for conversion of farm and indeed other buildings to both 
holiday let and permanent residential. Current policies within the Broads Local Plan do make it more challenging to 
secure residential and holiday let conversion with a preference for buildings to be first retained in their current use. 
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This is out of step with other Local Plan policies and indeed paragraph 80, part c of the Framework and therefore we 
would welcome policies allowing more straightforward residential and holiday let conversion. 

 
Question 30: Do you have any thoughts on this particular issue (cumulative impact of farm diversification projects) in relation to farm diversification? 13 
 

Question 30 Bradwell Parish Council The continued focus on diversification is not consistent with the country having self sufficiency in food production. 

Question 30 Broads Society The Society feels that farm diversification should remain a subsidiary element to the overall agricultural function of 
the business and should not exceed more than 50% of the total business operation. 

Question 30 East Suffolk Council 
As noted above, East Suffolk Council’s view is that proposals for farm diversification should support the viability of the 
farm which will remain the main, primary use. A continuous loss of farmland to more diverse uses could, on a 
planning balance, change the primary use and the planning use class meaning it could fail its original objective.  

Question 30 Luke Paterson 

4. there is discussion around the nature and scale of farm diversification, farm diversification is very important with 
BPS being REMOVED and the energy crisis effecting farm profitability. Old buildings are not always efficient to heat 
and may not be as suitable as a new build. I have diversified into tourism and see that this is the direction of travel for 
my business to maintain its sustainability.    

Question 30 Luke Paterson 6. Farmers PD rights should not be curtailed.  

Question 30 RSPB 

A complete business plan should define whether a particular diversification proposal is sound financially, will be 
acceptable in terms of design and will have no adverse impact on surrounding land, water, and other interests. 
It isn’t so much a case of whether a single farm has been diversified enough as much as it is the in-combination 
impact of several adjacent farms diversifying and changing the landscape character. However, even this approach 
should be given due consideration if the proposed approach is deemed to be more beneficial given prevailing impacts 
of climate change. The land management activity known to produce the highest release of CO2 into the atmosphere 
is arable cropping. 
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This is a proposed draft section/policy for the Preferred Options Local Plan. Member’s comments 14 
and thoughts are requested. This policy is already in the local plan, but some amendments are 15 
proposed. 16 
 
Amendments to improve the policy are shown as follows: text to be removed and added text. 17 
 
There is an assessment against the UN Sustainable Development Goals at the end of the policy.  18 
 
The proposed Sustainability Appraisal of the policy is included at the end of the document. This 19 
would not be included in the Preferred Options Local Plan itself; this table would be part of the 20 
Preferred Options Sustainability Appraisal but is included here to show how the policy and options 21 
are rated. 22 
 
The currently adopted policy remains in place – these are proposed amendments and this section 23 
will form part of the Preferred Options version of the Local Plan. 24 
 
Policy DM27: Business and Farm diversification 25 
1. Business or Farm diversification to provide a range of employment uses within established farm holdings 26 

will be permitted where: 27 
a) The uses proposed are complementary in scale and kind and support the original business or 28 

farm operation;  29 
b) The uses proposed are compatible with, but evidenced to be subsidiary to, the agricultural 30 

operations on a farm, and that the development is operated as part of the overall agricultural 31 
holding; 32 

c) The diversification is supported by detailed information and justification that demonstrates that 33 
the proposals will contribute to the viability of the farm as a whole and its continued operation. 34 
Information should be of a scale appropriate to the size of development. 35 

d) The uses proposed in terms of their scale, nature, location and layout do not detract from or 36 
prejudice the existing agricultural undertaking or its future operation;  37 

e) There is no loss of local or visitor facilities;  38 
f) The proposed uses would not have an unacceptable impact on the local transport network;  39 
g) Where the proposal involves the re-use of a building formerly used for agricultural purposes, It 40 

is demonstrated that the business or agricultural use of the building or the site on which it is 41 
located existing building(s) site to be re-used is no longer required for its most recent or other 42 
former purpose;  43 

h) It is in an appropriate location for the proposed use and it is of a scale appropriate to its 44 
location;  45 

i) Scale of activities associated with the proposed use is appropriate to the rural character of the 46 
area; 47 

j) It is of a scale appropriate to the business need; and 48 
k) The proposal is in accordance with other policies of the Local Plan. 49 
 
2. In all cases, regard will be given to the cumulative impacts resulting from the original farm 50 

operation and any diversification in place. 51 
 
New development 52 
3. The Authority expects existing buildings to be converted rather than requiring new development. If new 53 

build development is required, thorough justification will be required.  54 

Planning Committee, 13 October 2023, agenda item number 11 58



 
4. New build development (including temporary structures) as part of a business or farm diversification will 55 

only be permitted when it can be demonstrated to the satisfaction of the Authority that the diversified 56 
use cannot be accommodated through the conversion of an existing building.  57 

 
5. Diversification proposals shall not involve a significant amount of new build development.  58 
 
6. Any new buildings will need to be fully justified and should relate well to existing buildings or farm 59 

group. In the case of farm diversification,  60 
 
7. Development should be complementary in scale and kind to the main farm operation and site area, and 61 

must not prejudice the existing or future agricultural operations. 62 
 
8. Any new building (and parking and other structures/storage) must be modest in scale, sited in or 63 

adjacent to an existing group of buildings, compatible design and blend into the landscape (design, siting 64 
and materials). 65 

 
Farm shops 66 
9. Farm shops will only be acceptable where a significant proportion of the range of goods for sale is 67 

produced on the farm.  68 
 
In the case of proposed diversification, redevelopment or change of use of commercial waterside sites, 69 
including boatyards, development proposals will be determined against Policy DM28. 70 
 
Reasoned Justification 71 
Rural businesses and Farming are is integral to the long-term sustainability of the Broads. It is of economic 72 
value and provides employment opportunities, as well as contributing to managing the special landscape 73 
character of the Broads and helping to maintain biodiversity. 74 
 
For these reasons, the Authority recognises the importance of allowing farming enterprises and businesses 75 
to appropriately diversify and generate new income streams to ensure their continued viability.  76 
 
Nevertheless, it is essential that the diversification of farming and businesses is carefully managed so it does 77 
not harm landscape character, adversely affect the original business or farm operation, or have a 78 
detrimental impact on the tranquillity of the Broads by resulting in an unacceptable impact on the transport 79 
network or unacceptable levels of traffic and noise. Additionally, development proposals that could have an 80 
adverse effect on the integrity of a protected site would not be deemed appropriate in accordance with 81 
policy DM13. 82 
 
To protect the special landscape character of the Broads, the Authority will make sure that existing buildings 83 
are used to accommodate the diversification wherever possible. New build development as part of a 84 
business or farm diversification will only be permitted where it is regarded as the only viable option. 85 
 
Proposals to diversify a business or farm to a tourism use will also be assessed against policy DM29: 86 
Sustainable Tourism.  87 
 
If a proposal is considered in the context of this policy to potentially have an effect on an internationally 88 
designated site, then it will need to be considered against the Habitats Regulations and a project level 89 
Appropriate Assessment undertaken. 90 
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At the time of writing, changes to the Permitted Development Rights in relation to agriculture land uses 91 
were being consulted on. The proposed amendments to Permitted Development may result in further 92 
changes to this policy.  93 
 
Applications need to be accompanied by full details of the farm business and information on how 94 
the diversification will help the farm business.  95 
 
In terms of viability requirements set out in the policy, the Authority’s Viability Guide will be of 96 
relevance1. Applications should be accompanied by a viability statement, completed by an 97 
independent chartered surveyor. The level of detail and type of evidence and analysis presented 98 
should be proportionate to the scale and nature of the site and/or property in question. The 99 
statement will be independently reviewed, entirely at the applicant’s expense. 100 
 
Policy DMxx on Sustainable Tourism may be of relevance to proposals. 101 
 
Camping, glamping and other ‘light touch’ accommodation types have become popular in recent 102 
years. They are often presented as minimal or ‘low impact’ forms of development, however whilst 103 
the tents, yurts or other structures may have a sense of impermanence around them, these sites 104 
usually require some form of permanent infrastructure to support the use (for example toilet and 105 
shower facilities, mains connections and parking areas), and these tend to have a more significant 106 
impact on the character and appearance of an area. Furthermore, they remain when the tents and 107 
other lightweight structures are removed at the end of the season, so introduce a form of 108 
permanent development which contrasts with the ‘light touch’ accommodation they support.  It is 109 
important to consider the cumulative impacts of tourism and recreation proposals on landscape 110 
character, nature conservation value and local transport movement. 111 
 
Reasonable alternative options 112 
a) Noi policy 113 
b) The original policy, with no amendments. 114 

 
Sustainability appraisal summary 115 
The three options (of the amended policy, the original policy and no policy) have been assessed in 116 
the SA. The following is a summary. 117 
 118 

A: No policy 0 positives. 0 negatives. 7 ? 
 

B: Keep original policy  5 positives. 0 negatives. 0 ? 
Overall, positive. 

C: Preferred Option - amend 
policy. 

7 positives. 0 negatives. 0 ? 
Overall, positive. 

 
How has the existing policy been used since adoption in May 2019? 119 
According to recent Annual Monitoring Reports, the policy has been used and applications have 120 
been determined in accordance with the policy. 121 
 
Why has the alternative option been discounted? 122 

 
1 https://www.broads-authority.gov.uk/__data/assets/pdf_file/0019/407404/Marketing-and-Viability-SPD.pdf  
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The amended policy is preferred because it provides clarification and addresses maters that have 123 
arisen over the last few years when dealing with such applications.   124 
 
UN Sustainable Development Goals check 125 
This policy meets these UN SD Goals: 126 

 127 
128 
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Sustainability Appraisal 129 
SA objectives:  130 
• ENV1: To reduce the adverse effects of traffic (on roads and water). 131 
• ENV2: To safeguard a sustainable supply of water, to protect and improve water quality and to 132 

use water efficiently. 133 
• ENV3: To protect and enhance biodiversity and geodiversity. 134 
• ENV4: To conserve and enhance the quality and local distinctiveness of landscapes and 135 

towns/villages. 136 
• ENV5: To adapt, become resilient and mitigate against the impacts of climate change 137 
• ENV6: To avoid, reduce and manage flood risk and to become more resilient to flood risk and 138 

coastal change. 139 
• ENV7: To manage resources sustainably through the effective use of land, energy and materials. 140 
• ENV8: To minimise the production and impacts of waste through reducing what is wasted, and 141 

re-using and recycling what is left. 142 
• ENV9: To conserve and enhance the cultural heritage, historic environment, heritage assets and 143 

their settings 144 
• ENV10: To achieve the highest quality of design that is innovative, imaginable, and sustainable 145 

and reflects local distinctiveness. 146 
• ENV11: To improve air quality and minimise noise, vibration and light pollution. 147 
• ENV12: To increase the proportion of energy generated through renewable/low carbon 148 

processes without unacceptable adverse impacts to/on the Broads landscape 149 
• SOC1: To improve the health and wellbeing of the population and promote a healthy lifestyle. 150 
• SOC2: To reduce poverty, inequality and social exclusion. 151 
• SOC3: To improve education and skills including those related to local traditional industries. 152 
• SOC4: To enable suitable stock of housing meeting local needs including affordability. 153 
• SOC5: To maximise opportunities for new/ additional employment 154 
• SOC6: To improve the quality, range and accessibility of community services and facilities and to 155 

ensure new development is sustainability located with good access by means other than a 156 
private car to a range of community services and facilities. 157 

• SOC7: To build community identity, improve social welfare and reduce crime and anti-social 158 
activity. 159 

• ECO1: To support a flourishing and sustainable economy and improve economic performance in 160 
rural areas. 161 

• ECO2: To ensure the economy actively contributes to social and environmental well-being. 162 
• ECO3: To offer opportunities for Tourism and recreation in a way that helps the economy, 163 

society and the environment. 164 
165 
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Assessment of policy 166 
  A: No policy B: Keep original policy  C: Preferred Option - amend policy 

ENV1 ? 

Not having a policy does not mean 
that these issues will not be 

considered or addressed. A policy 
does however provide more 

certainty. 

+ Policy refers to impact on 
highways network.  + Policy refers to impact on 

highways network. 
ENV2      
ENV3      

ENV4 ? + Policy considers impact on 
landscape character.  + Policy considers impact on 

landscape character.  
ENV5      

ENV6      

ENV7 ?   + Policy emphasises the use of 
existing buildings.  

ENV8      

ENV9      

ENV10 ?   + Policy refers to the design and 
location of development.  

ENV11      
ENV12      

SOC1      

SOC2      

SOC3      

SOC4      

SOC5      

SOC6      

SOC7      

ECO1 ? + Fundamentally, the policy 
relates to employment land. 

+ Fundamentally, the policy relates 
to employment land. ECO2 ? + + 

ECO3 ? + + 
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Local Plan for the Broads - Review 
Preferred Options bitesize pieces 

October 2023 
 

HOV3 – Station Road, Hoveton 
 
Information for Members 1 
In liaison with the site promoter, the policy has been changed to refer to mixed uses rather 2 
than specific uses. It is felt that given the location of the King’s Arms Public House  nearby, a 3 
residential use, as was included in the original policy, was not an appropriate land use in 4 
that location. 5 

 
This is a proposed draft section/policy for the Preferred Options Local Plan. Member’s 
comments and thoughts are requested. This policy is already in the local plan, but some 
amendments are proposed. 
 
Amendments to improve the policy are shown as follows: text to be removed and added 
text. 
 
There is an assessment against the UN Sustainable Development Goals at the end of the 
policy.  
 
The proposed Sustainability Appraisal of the policy is included at the end of the document. 
This would not be included in the Preferred Options Local Plan itself; this table would be 
part of the Preferred Options Sustainability Appraisal but is included here to show how the 
policy and options are rated. 
 
The currently adopted policy remains in place – these are proposed amendments and this 
section will form part of the Preferred Options version of the Local Plan. 
 
Policy HOV3: Brownfield land off Station Road, Hoveton 6 
(see following map) 7 
1. The site is allocated for mixed uses that are appropriate to the site’s village centre 8 

location that is next to the river as well as next to a public house. With regard to the 9 
former Waterside Rooms and the building next to the King’s Head, the The Authority 10 
would welcome a comprehensive scheme that covers both areas the entire site to 11 
deliver a mixed-use scheme that takes advantage of this waterside location within the 12 
centre of the village and offers environmental and visual improvements. 13 

 
The following sites are allocated for the following uses: 14 
a) Former Broads Hotel Cottage site is allocated for A3 and A4 land uses (land use class 15 

order 1987 as amended). Retail and an element of residential, in particular affordable 16 
housing, may be acceptable. 17 
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b) Former Waterside Rooms is allocated for A3 and A4 land uses (land use class order 1987 18 
as amended). Retail and an element of residential, in particular affordable housing, may 19 
be acceptable. 20 

c) Building next to the King’s Head pub is allocated for holiday accommodation.  21 
 
2. Proposals for this site off Station Road will need to address each of these criteria: 22 
a) A mix of uses that are appropriate to the location that strengthen the attractiveness of 23 

the village centre; 24 
b) Careful consideration will be given to the design, scale and layout of any redevelopment 25 

and potential additional impacts on nearby land uses;  26 
c) Improve opportunities for public access to the river; 27 
d) Improve connections and intervisibility between Station Road, the site and the river; 28 
e) Proposals must enhance the appearance of the area, including the public realm; 29 
f) Proposals must reinforce the relationship with the already established riverside walk; 30 
g) Part of the site is sites are at risk of flooding and the type, siting and layout of 31 

development will need to take account of this in conformity with national policy; 32 
h) Appropriate measures to manage any risk of water pollution arising from development 33 

are required to be put in place;  34 
i) Proposals to provide car parking must be thoroughly justified and if the need is proven, 35 

must be well designed;  36 
j) Be designed to be energy and water efficient;  37 
k) Incorporate the trees and hedges around the site (see policy PODMxx on Trees, Shrubs 38 

and Hedges); 39 
l) To reflect the riverside location of the site, policy DMxx on dark skies and light pollution 40 

will be of relevance; and 41 
m) Development proposals will conserve and where appropriate enhance the setting of the 42 

nearby Wroxham Bridge Scheduled Monument. 43 
 
3. The Authority acknowledges that due to its construction and poor condition, it is likely 44 

that the former Waterside Rooms building will need to be demolished. The Authority 45 
seeks the retention of the other buildings between the former Waterside Rooms and 46 
King’s Head on Station Road and the former coach buildings to the rear of the King’s 47 
Head building and would welcome a scheme for their refurbishment and re-use. See 48 
policy PODMXXX on embodied carbon. 49 

 
4. Project Level Habitats Regulation Assessments will be needed to assess implications on 50 

sensitive European Sites. Measures to mitigate for the effects of new growth may be 51 
required, such as the provision of good quality on-site green infrastructure to mitigate 52 
for recreational disturbance. If there is a residential element or overnight 53 
accommodation element to proposals for the site, proposals will need to mitigate 54 
recreation impacts, nutrient enrichment and may need to provide Biodiversity Net Gain. 55 

 
Constraints and features 56 
• Near to Wroxham Bridge, a Scheduled Ancient Monument. 57 
• Land next to the King’s Head pub is partly in flood risk zones 2 and 3 according to EA 58 

mapping and former Waterside Rooms and former Broads Hotel Cottage site are partly 59 
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within flood zone 2 again according to EA mapping. SFRA 2017 mapping shows some in 60 
zone 2 and very small parts of the allocation in 3a. 61 

• Station Road and the footpath along the river run either side of these sites, which are 62 
en-route from the car parks at Hoveton and the railway station. 63 

• Popular area for boats to moor. 64 
• Successful King’s Head pub nearby. 65 
• Former Broads Hotel site is in North Norfolk (this site has been cleared of buildings, but 66 

vegetation has grown back) linked to the Broads Hotel Cottage site. 67 
• Potential for archaeological remains associated with the use of the adjacent River Bure. 68 
• Protected trees on site.  69 
• The site is in the Norfolk RAMs area. 70 
• The site is in scope in relation to Nutrient Enrichment. 71 
 

 
Reasoned Justification 72 
This Local Plan seeks to address some redundant/underused or derelict sites around the 73 
Broads Authority Executive Area. Such sites can have a negative impact on the landscape, 74 
townscape or waterscape and, if brought into an appropriate use, can become an important 75 
asset to the area. 76 
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The site off Station Road, Hoveton three sites allocated in Hoveton are close to each other 77 
along Station Road. Two of the sites contains buildings that are either derelict or 78 
demolished or and the third site is underused and boarded up or have been demolished. 79 
 
It is anticipated that development could take up to 15 years to complete. The housing 80 
element could be completed sooner, perhaps by the end of 2023. 81 
 
a) Former Broads Hotel Cottage site 82 
This site was linked with the Broads Hotel across the road. On behalf of North Norfolk 83 
District Council, it was demolished soon after the hotel, because it was unsafe. The policy 84 
requires the site to be used for food and drink, with the potential for retail and residential 85 
use as part of a mixed-use scheme to reflect the central village location. Affordable housing 86 
in particular would be welcomed. 87 
 
b) Former Waterside Rooms 88 
This The former Waterside Rooms is a former public house which has been closed since the 89 
mid 1980’s and has fallen into disrepair.  It is visible from both Station Road and the river, 90 
and has been derelict for some time and can be viewed from the water, thus detracting 91 
from what is otherwise a popular and well-maintained area of Hoveton riverside. The policy 92 
seeks regeneration of this site. Demolition and redevelopment of this part of the site could 93 
be acceptable. Any scheme will need to be of the highest quality of design to reflect the 94 
prominent waterside location and the nearby collection of buildings associated with the 95 
King’s Head pub, also part of this policy. The Authority would wish to see food and/or drink 96 
premises, retail or holiday accommodation.  Some market residential could be acceptable as 97 
part of a mixed-use scheme. Affordable housing in particular would be welcomed. 98 
 
c) Buildings next to the King’s Head pub 99 
This The building next to the King’s Head pub is an interesting building with heritage value 100 
and has great potential for improvement and to be brought back into a beneficial use.to be 101 
improved and brought into better use. The site could provide some holiday accommodation 102 
to compensate for the loss of the former Broads Hotel on Station Road, which was 103 
demolished and the site redeveloped for car parking. The buildings are of heritage value, 104 
considered to be locally significant heritage assets although not nationally or locally listed, 105 
and make an important significant contribution to the street scene and riverside at Hoveton. 106 
The Authority seeks to retain and reuse them, allowing the positive visual and heritage 107 
contribution they make to be enhanced retained. This could be in isolation or as part of a 108 
wider scheme for the Station Road area. This building and the former Waterside Rooms are 109 
under the same ownership and a comprehensive scheme for the two sites considered 110 
together would be welcomed. This could also address the car parking at the pub, and the 111 
courtyard could be brought into better use to reflect its waterside location. 112 
 
Potential scale of residential development 113 
The Authority has presumed in its housing trajectory that the Waterside Rooms could 114 
accommodate around 6 dwellings, although across the three sites, there could be scope for 115 
more dwellings. 116 
 
Other considerations 117 
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The policy lists some considerations relevant to the site three sites, and other policies of the 118 
Local Plan are likely to be of relevance.  119 
 
This area is very prominent, both from the river and from Station Road. Many people walk 120 
past these sites between either the car park or and the station to the village centre, or along 121 
the river or by the road. Design, and how proposals fit with the public realm in the area, is of 122 
great importance. 123 
 
This end of the village has many car parking spaces, with more on the other side of the 124 
railway, and the Authority is aware that some people would like to see more car parking in 125 
this area of the village. Any proposals for car parking for public use must be thoroughly 126 
justified through a car park assessment undertaken at peak times over a suitable time 127 
period, assessing weekend and weekdays. The proposals also need to be well designed, with 128 
safety a key factor. 129 
 
The policy highlights the need for the scheme to ensure Biodiversity Net Gain in line with 130 
policy xxx. The scheme may also need to mitigate recreation impacts and this is most easily 131 
done through paying the GI RAMS tariff as well as mitigate nutrient enrichment, depending 132 
on the uses developed on site.  133 
 
Reasonable alternative options 134 
a) No policy 135 
b) The original policy, with no amendments. 136 

 
Sustainability appraisal summary 137 
The three options (of the amended policy, the original policy and no policy) have been 138 
assessed in the SA. The following is a summary. 139 
 

A: No policy 0 positives. 0 negatives. 15 ? 
 

B: Keep original policy  12 positives. 0 negatives. 0 ? 
Overall, positive. 

C: Preferred Option - amend 
policy. 

15 positives. 0 negatives. 0 ? 
Overall, positive. 

 
How has the existing policy been used since adoption in May 2019? 140 
According to recent Annual Monitoring Reports, the policy has not been used.  141 
 
Why has the alternative option been discounted? 142 
The amended policy is preferred because it reflects better the early thinking of the scheme 143 
promoter for the sites. It also reflects the riverside location, the need for public access as 144 
well as referring to biodiversity and habitats regulation assessment issues.   145 
 
UN Sustainable Development Goals check 146 
This policy meets these UN SD Goals: 147 
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Sustainability Appraisal 
 
SA objectives:  
• ENV1: To reduce the adverse effects of traffic (on roads and water). 
• ENV2: To safeguard a sustainable supply of water, to protect and improve water quality and to 

use water efficiently. 
• ENV3: To protect and enhance biodiversity and geodiversity. 
• ENV4: To conserve and enhance the quality and local distinctiveness of landscapes and 

towns/villages. 
• ENV5: To adapt, become resilient and mitigate against the impacts of climate change 
• ENV6: To avoid, reduce and manage flood risk and to become more resilient to flood risk and 

coastal change. 
• ENV7: To manage resources sustainably through the effective use of land, energy and materials. 
• ENV8: To minimise the production and impacts of waste through reducing what is wasted, and 

re-using and recycling what is left. 
• ENV9: To conserve and enhance the cultural heritage, historic environment, heritage assets and 

their settings 
• ENV10: To achieve the highest quality of design that is innovative, imaginable, and sustainable 

and reflects local distinctiveness. 
• ENV11: To improve air quality and minimise noise, vibration and light pollution. 
• ENV12: To increase the proportion of energy generated through renewable/low carbon 

processes without unacceptable adverse impacts to/on the Broads landscape 
• SOC1: To improve the health and wellbeing of the population and promote a healthy lifestyle. 
• SOC2: To reduce poverty, inequality and social exclusion. 
• SOC3: To improve education and skills including those related to local traditional industries. 
• SOC4: To enable suitable stock of housing meeting local needs including affordability. 
• SOC5: To maximise opportunities for new/ additional employment 
• SOC6: To improve the quality, range and accessibility of community services and facilities and to 

ensure new development is sustainability located with good access by means other than a 
private car to a range of community services and facilities. 

• SOC7: To build community identity, improve social welfare and reduce crime and anti-social 
activity. 

• ECO1: To support a flourishing and sustainable economy and improve economic performance in 
rural areas. 

• ECO2: To ensure the economy actively contributes to social and environmental well-being. 
• ECO3: To offer opportunities for Tourism and recreation in a way that helps the economy, 

society and the environment. 
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Assessment of Policy  
 

  A: No policy B: Keep original policy  C: Preferred Option - amend policy 

ENV1 ? 

Not having a policy does not mean 
that these issues will not be 

considered or addressed. A policy 
does however provide more 

certainty. 

+ The site is centrally located with 
good access to public transport.  + The site is centrally located with 

good access to public transport.  

ENV2 ? + The policy refers to water 
quality. + The policy refers to water quality 

and water efficiency.  

ENV3 ?   + 
The policy refers to need to 
consider impacts on biodiversity 
and potentially provide BNG.  

ENV4 ? + The policy seeks improvements 
to this area of the Broads. + The policy seeks improvements to 

this area of the Broads.  
ENV5 ?   + Policy refers to energy efficiency.  

ENV6 ? + 
The policy refers to the 
schemes proposals needing to 
reflect the flood risk on site.  

+ 
The policy refers to the schemes 
proposals needing to reflect the 
flood risk on site. 

ENV7 ? + 

This is brownfield land. The 
reasoned justification accepts 
demolition of one of the 
buildings, but seeks retention of 
another building. 

+ 

This is brownfield land. The policy 
accepts demolition of one of the 
buildings, but seeks retention of 
another building.  

ENV8 ?  

The reasoned justification 
accepts demolition of one of 
the buildings, but seeks 
retention of another building. 

+ 

The policy accepts demolition of 
one of the buildings, but seeks 
retention of another building. Not 
demolishing the site would 
prevent waste from being 
produced.  

ENV9 ? + The policy refers to the 
Schedule Monument nearby. + The policy refers to the Schedule 

Monument nearby. 

ENV10 ? + 
Design is important for this 
scheme in this location and the 
policy reflects that.  

+ 
Design is important for this 
scheme in this location and the 
policy reflects that. 

ENV11 ?   + Policy refers to light pollution.  
ENV12      

SOC1      

SOC2      

SOC3      

SOC4      

SOC5 ? + Uses discussed in the policy are 
likely to result in job creation.   + Uses discussed in the policy are 

likely to result in job creation.   
SOC6 ? + The site is located centrally.  + The site is located centrally. 

SOC7      

ECO1 ? + The policy is likely to result on 
job creation and benefit the 
local economy.   

+ The policy is likely to result on job 
creation and benefit the local 
economy.   

ECO2 ? + + 
ECO3 ? + + 
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Local Plan for the Broads - Review 
Preferred Options bitesize pieces 

October 2023 
 

Sites Specifics - STOKESBY 
 
This is a proposed draft section/policy for the Preferred Options Local Plan. Member’s comments 
and thoughts are requested. This policy is already in the local plan, but some amendments are 
proposed. 
 
Amendments to improve the policy are shown as follows: text to be removed and added text. 
 
There is an assessment against the UN Sustainable Development Goals at the end of the policy.  
 
The proposed Sustainability Appraisal of the policy is included at the end of the document. This 
would not be included in the Preferred Options Local Plan itself; this table would be part of the 
Preferred Options Sustainability Appraisal but is included here to show how the policy and options 
are rated. 
The currently adopted policy remains in place – these are proposed amendments and this section 
will form part of the Preferred Options version of the Local Plan. 
 
Policy POSTO1 Land adjacent to Tiedam, Stokesby 1 
Policy Map x https://www.broads-authority.gov.uk/__data/assets/pdf_file/0026/259271/19.-2 
STOKESBY.pdf  3 
1. Land at Tiedam, Stokesby is allocated for up to a maximum of four dwellings. 4 
 
2. Residential development proposals on this site will be permitted, providing that: 5 
i) The scheme delivers a selection of housing types and sizes agreed with the Parish Council, Great 6 

Yarmouth Borough Council and Broads Authority; 7 
ii) The layout, density, form and design strengthen the rural character of the village and reinforces 8 

local distinctiveness and landscape character and proposals are in conformity with the Design 9 
Guide (or successor document); 10 

iii) The mature hedgerows and trees, including the mature oak tree on the site, are retained as an 11 
integral element of any scheme in perpetuity; and 12 

iv) The amenity of residents both adjoining the site and the access to the site are protected;  13 
v) The scheme addresses light pollution; and 14 
vi) The scheme provides biodiversity net gain (in line with policy xx) and mitigates recreation 15 

impacts (through the GI RAMS tariff or equivalent mitigation). 16 
 
3. Development proposals shall be accompanied by: 17 
a) A palette of materials that complement and reflect the local vernacular; 18 
b) A detailed landscaping scheme that incorporates the existing planting on the site, provides 19 

suitable boundary planting using native hedgerow and plant species, and creates areas of open 20 
space, to retain a spacious and green character within the site appropriate for a rural village;  21 
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c) Confirmation that there is adequate capacity in the water recycling centre (sewage treatment 22 
works) and the foul sewerage network to serve the proposed development. Proposals shall also 23 
set out the methodology for the disposal of surface water and demonstrate that they will not 24 
have an adverse impact on groundwater in terms of quality and quantity; 25 

d) A written methodology for the protection of the oak tree on the site during and after 26 
construction in accordance with British Standard 5837:2012 (Trees in relation to design, 27 
demolition and construction – Recommendations) as amended;  28 

e) Details of the vehicular access to site including visibility splays, access width and formation to 29 
adequately service the number of vehicles associated with the scale of development proposed; 30 

f) Appropriate habitat and protected species surveys undertaken immediately prior to the 31 
submission of any planning application; and 32 

g) Details of permanent biodiversity enhancements to be incorporated into the dwellings and the 33 
landscaping strategy to include, for example, swift nests and bat roosts.  34 

 
Constraints and features 35 
• EA mapping and SFRA 2017 mapping Flood Risk Zone 1. 36 
• Riverside pub nearby. 37 
• Neighbouring dwellings. 38 
• Access and visibility splay and private road access 39 
• Large Oak tree on site (TPO). 40 
• Located on edge of medieval and post medieval village and close to green (as shown by Faden's 41 

1797 map) - it therefore has potential to contain medieval and/or post medieval settlement 42 
remains.  43 

• Artefacts from a range of periods have been found in the vicinity. 44 
• Area has good to very good dark skies 45 
• The site is in the Norfolk RAMs area. 46 
• The site is NOT in scope in relation to Nutrient Enrichment. 47 
 
Reasoned justification 48 
The site received planning permission in 2022, but at the time of writing has not been completed.  49 
 
Stokesby is an attractive settlement in the Broads, centrally located and easy to access from the 50 
water. It is one of the few settlements in the Broads where the majority of the settlement is in the 51 
Broads Authority Executive Area. 52 
 
The site was promoted through the Preferred Options stage of the 2019 Local Plan and 53 
subsequently assessed and allocated. While the settlement has a lack of services and facilities1 that 54 
could lead to reliance on single occupancy car use by occupiers of the dwellings, other 55 
considerations come into play. This includes Great Yarmouth Borough’s approach to new dwellings 56 
in such villages, the site having few constraints, and the Housing Planning White Paper2 which 57 
refers to potential support for small infill development in rural areas enabling villages to thrive. This 58 
is discussed in the Site Assessment. 59 
 

 
1 It has a shop, pub, village hall, play area and moorings according to the Settlement Study. https://www.broads-
authority.gov.uk/__data/assets/pdf_file/0034/416599/Final-settlement-study-Feb-2022.pdf  
2 Planning for the future (publishing.service.gov.uk) 2020 
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The site will be largely hidden discreet from the majority of the village although but adjacent to 60 
development on Croft Hill and Mill Road, to rear gardens of those properties. Given the constraints 61 
of the site and the existing pattern of development in the village, it is considered that around four 62 
modest dwellings might be accommodated on the site. Consideration should be given to the 63 
existing form of development, both immediately adjacent and in the wider settlement. Semi-64 
detached forms or small terraces could be employed, both of which feature prominently within the 65 
village. Care should be taken with the detailed design so the insertion contributes positively to the 66 
village and its continued development over time. A palette of materials should be considered that 67 
complements the existing settlement or contrasts to it in a complementary manner. As always, 68 
quality in terms of design, detailing, and materials will be critical in achieving a finished product 69 
that positively contributes to the character of the settlement. 70 
 
The policy highlights the need for the scheme to ensure Biodiversity Net Gain in line with policy xxx. 71 
The scheme will also need to mitigate recreation impacts and this is most easily done through 72 
paying the GI RAMS tariff.  73 
 
Proposers are required to engage early with the Broads Authority and Parish Council on the issues 74 
of mix of uses, site layout and design. Great Yarmouth Borough Council’s Housing Team also needs 75 
to be engaged in relation to the type of and size of dwellings needed in the area. In determining the 76 
housing to be delivered on site, the applicant should consider if the provision of serviced self-build 77 
and custom build plot(s) and/or the provision of starter homes is possible on this site. 78 
 
The design of the development shall meet the requirements of the Design Guide and design policy 79 
xx. 80 
 
Further, to reflect the site’s location at the edge of the settlement, proposals will need to meet the 81 
requirements of policy DM22 as the Stokesby area generally has good to very good dark skies. 82 
 
There may be a requirement for an evidence based, project level HRA, to inform the proposal. 83 
 
It is anticipated that the dwellings could be delivered by the end of 2021 2024. 84 
 
In terms of Nutrient Neutrality, the Broads Authority consider that the sites itself is outside of the 85 
Broads SAC catchment and this scheme’s foul water would drain to a Water Recycling Centre that is 86 
not within the Broads SAC catchment and so does not need to mitigate for Phosphate or Nitrates. 87 
 
Reasonable alternative options 88 
a) An alternative option would be to keep the original policy (other than amending text relating to 89 

numbers as well as adding reference to BNG, GI RAMS and NN) and not mention light pollution 90 
within the policy itself.  91 

 
Another option would be to not have a policy and not allocate the site, but this site has planning 92 
permission and so that is not deemed a reasonable alternative.  93 
 
Sustainability appraisal summary 94 
The following is a summary of the assessment of the policy. 95 
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A: Keep original policy (other than 
amending text relating to 
numbers as well as adding 
reference to BNG, GI RAMS and 
NN). 

6 positives. 2 negatives. 1 ? 
Despite the negatives, there are benefits to allocating the 
site, as set out in the supporting text. Also, this scheme has 
permission and so this policy is included in case the applicant 
wished to change anything about the scheme.  

B: Preferred Option - amend 
policy to improve reference to 
light pollution (and add reference 
to BNG, GI RAMS and NN). 

7 positives. 2 negatives. 1 ? 
Despite the negatives, there are benefits to allocating the 
site, as set out in the supporting text. Also, this scheme has 
permission and so this policy is included in case the applicant 
wished to change anything about the scheme. 

 
How has the existing policy been used since adoption in May 2019? 96 
According to recent Annual Monitoring Reports, the policy was used and the application was in 97 
conformity with the policy.   98 
 
Why has the alternative option been discounted? 99 
The stronger wording relating to light pollution is favoured when compared to the original to 100 
ensure the dark skies of the Broads are protected in this edge of settlement location. The other 101 
changes relating to numbers, BNG, GI RAMS and NN are factual.  102 
 
UN Sustainable Development Goals check 103 
This policy meets these UN SD Goals: 104 

105 
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Sustainability Appraisal 106 
SA objectives:  107 
• ENV1: To reduce the adverse effects of traffic (on roads and water). 108 
• ENV2: To safeguard a sustainable supply of water, to protect and improve water quality and to 109 

use water efficiently. 110 
• ENV3: To protect and enhance biodiversity and geodiversity. 111 
• ENV4: To conserve and enhance the quality and local distinctiveness of landscapes and 112 

towns/villages. 113 
• ENV5: To adapt, become resilient and mitigate against the impacts of climate change 114 
• ENV6: To avoid, reduce and manage flood risk and to become more resilient to flood risk and 115 

coastal change. 116 
• ENV7: To manage resources sustainably through the effective use of land, energy and materials. 117 
• ENV8: To minimise the production and impacts of waste through reducing what is wasted, and 118 

re-using and recycling what is left. 119 
• ENV9: To conserve and enhance the cultural heritage, historic environment, heritage assets and 120 

their settings 121 
• ENV10: To achieve the highest quality of design that is innovative, imaginable, and sustainable 122 

and reflects local distinctiveness. 123 
• ENV11: To improve air quality and minimise noise, vibration and light pollution. 124 
• ENV12: To increase the proportion of energy generated through renewable/low carbon 125 

processes without unacceptable adverse impacts to/on the Broads landscape 126 
• SOC1: To improve the health and wellbeing of the population and promote a healthy lifestyle. 127 
• SOC2: To reduce poverty, inequality and social exclusion. 128 
• SOC3: To improve education and skills including those related to local traditional industries. 129 
• SOC4: To enable suitable stock of housing meeting local needs including affordability. 130 
• SOC5: To maximise opportunities for new/ additional employment 131 
• SOC6: To improve the quality, range and accessibility of community services and facilities and to 132 

ensure new development is sustainability located with good access by means other than a 133 
private car to a range of community services and facilities. 134 

• SOC7: To build community identity, improve social welfare and reduce crime and anti-social 135 
activity. 136 

• ECO1: To support a flourishing and sustainable economy and improve economic performance in 137 
rural areas. 138 

• ECO2: To ensure the economy actively contributes to social and environmental well-being. 139 
• ECO3: To offer opportunities for Tourism and recreation in a way that helps the economy, 140 

society and the environment. 141 
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Assessment of policy 142 

 

A: Keep original policy (other than 
updating the text relating to dwelling 

numbers and reference to BNG, NN and 
GI RAMS). 

B: Amend policy to improve reference 
to light pollution (and adding/updating 
text relating to dwelling numbers and 
reference to BNG, NN and GI RAMS). 

ENV1 ? The access into the site could be an 
issue that needs addressing. ? The access into the site could be an 

issue that needs addressing. 
ENV2     

ENV3 + 

Scheme would need to provide 
Biodiversity Net Gain – so positive. 
Note that GI RAMS and potentially 

Nutrient Neutrality mitigation would 
be required, but that would be 

neutral impact. 

+ 

Scheme would need to provide 
Biodiversity Net Gain – so positive. 
Note that GI RAMS and potentially 

Nutrient Neutrality mitigation 
would be required, but that would 

be neutral impact. 

ENV4 + 
Seeks to retain hedgerows and 
mature trees. Policy refers to 

character of the village. 
+ 

Seeks to retain hedgerows and 
mature trees. Policy refers to 

character of the village. 
ENV5     

ENV6     

ENV7 - Land is greenfield land. - Land is greenfield land. 

ENV8     

ENV9     

ENV10 + Importance of design emphasised. + Importance of design emphasised. 

ENV11   + Makes specific reference to light 
pollution 

ENV12     

SOC1 + Seeks the protection of the amenity 
of neighbours. + Seeks the protection of the amenity 

of neighbours. 
SOC2     

SOC3     

SOC4 + Would contribute to housing need in 
the Borough.  + Would contribute to housing need 

in the Borough.  
SOC5     

SOC6 - Few facilities provided in the village. - Few facilities provided in the village. 

SOC7     

ECO1 + More dwellings could result in 
support of the local businesses. + More dwellings could result in 

support of the local businesses. 
ECO2     

ECO3     
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Local Plan for the Broads - Review 
Preferred Options bitesize pieces 

October 2023 
 

Sites Specifics - TROWSE AND WHITLINGHAM 
 
Information for Members 1 
Whitlingham Charitable Trust and Crown Point Estate would like the area to which the policy 2 
applies to be extended. The maps later in this document show the proposed additional area. It is 3 
proposed to have a specific question in the Preferred Options to ask stakeholders and the public 4 
their thoughts on this extension. 5 
 
To help with amending and drafting this policy, Whitlingham Charitable Trust and Crown Point 6 
Estate were asked for any thoughts they have, via their Planning Agent. 7 
 
The responses received are summarised below. 8 
 
1: Expand area to include area in red 9 
The current policy area ‘excludes half of the Parks’ Quarry Car Park, the workshop and store area 10 
used by the Park’s Rangers, and all of the adjacent block of woodland (an area principally used by 11 
the Park as an education area)’ – shown red on the map below. 12 
 
2: Expand area to include area in yellowy/beige 13 
The yellow area is another suggested addition to the policy area. Crown Point Estate consider that 14 
this will help enable the delivery of their vision which could be summarised as a transition out of 15 
agriculture and, in particular, intensive arable cropping, and a shift towards a more leisure and 16 
ecology-focussed use of the land. In particular:  17 
• Increasing managed public access,  18 
• Restoration of historic parkland,  19 
• Improving opportunities for biodiversity  20 
• Developing the leisure, tourism and small-scale commercial offer,  21 
• Providing a space, supported by suitable facilities, for the quiet enjoyment of the residents of 22 

Norwich, the Broads and South Norfolk  23 
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They go on to say: ‘This proposed amendment would retain the high level of protection required 24 
within the sensitive landscape of the Broads, but reflect the fact Whitlingham Country Park and 25 
surrounding land occupy a unique position within the Broads area, providing informal open space 26 
and recreational facilities for the population of the city of Norwich. The expanded policy area would 27 
make it clear that both the Country Park and the adjacent land should be managed to provide 28 
recreation and quiet enjoyment on land and water, supported by scenic landscape and wildlife 29 
habitat’. 30 
 
3: Policy changes 31 
With regards changes to the policy wording, only a small change to the title and introductory 32 
paragraph are required in order to emphasise that the policy applies to the Park plus adjacent land, 33 
as identified in the accompanying policy map. 34 
 35 
Please note that this amendment was considered through the HELAA assessment (that went before 36 
Planning Committee in September 2023) and the assessment generally supported the change.  37 
 

Planning Committee, 13 October 2023, agenda item number 11 79



 
This is a proposed draft section/policy for the Preferred Options Local Plan. Member’s comments 
and thoughts are requested. This policy is already in the local plan, but some amendments are 
proposed. 
 
Amendments to improve the policy are shown as follows: text to be removed and added text. 
 
There is an assessment against the UN Sustainable Development Goals at the end of the policy.  
 
The proposed Sustainability Appraisal of the policy is included at the end of the document. This 
would not be included in the Preferred Options Local Plan itself; this table would be part of the 
Preferred Options Sustainability Appraisal, but is included here to show how the policy and options 
are rated. 
 
The currently adopted policy remains in place – these are proposed amendments and this section 
will form part of the Preferred Options version of the Local Plan.  
 
Policy POWHI1: Whitlingham Country Park plus adjacent land 38 
Policy Map - see map previously in this document 39 
 
1. Whitlingham Country Park will continue to be managed to provide recreation and quiet 40 

enjoyment on land and water, supported by scenic landscape and wildlife habitat.   41 
 
2. Further development of buildings and facilities and sustainable recreation, leisure and 42 

appropriate visitor uses within the Country Park and areas adjacent to it (see Policies Maps), 43 
which contribute to these aims will be supported where they: 44 

a) Are of high-quality design and materials; 45 
b) Contribute positively to the river valley landscape and the setting of the Crown Point Registered 46 

Park and Gardens; 47 
c) Ensure no loss of parkland character;  48 
d) Avoid a proliferation of buildings in the area, and provide for shared use of these buildings  49 

where practicable; 50 
e) Improve provision for cycling and pedestrians (including convenient and well-designed cycle 51 

parking);  52 
f) Maximise access by water and public transport; 53 
g) Do not generate levels or types of traffic which would have adverse impacts on safety and 54 

amenity on Whitlingham Lane and the wider road network; 55 
h) Have assessed and addressed the impact of the proposal on existing uses, users or activities  56 

(on land and water) and on the quiet enjoyment of the area;  57 
i) Provide bio-security measures; 58 
j) Provide biodiversity enhancements;  59 
k) Ensure retention of woodland in the area;  60 
l) Contribute to the health and wellbeing of users;  61 
m) Address light pollution (see policy DMxx); 62 
n) As appropriate, link to the East Norwich Regeneration Area;  63 
o) protect existing nesting sites from disturbance resulting from an increase in access and 64 

recreational use; 65 
p) Do not impact Anglian Water Services assets in the area; 66 
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q) Improve the visitor experience; and 67 
r) Support the sustainable management of the Park. 68 
 
3. The area marked in blue with yellow fill on the proposals map will be left open, with no 69 

buildings. 70 
 
4. Any proposals that affect/relate to car parking in the area need to be thoroughly justified and 71 

based on assessment of the use of the car parks. 72 
 
Constraints and features 73 
• Area is adjacent to the Whitlingham Marshes Local Nature Reserve.   74 
• Flood risk (mainly zone 3, some zones 1 and 2, by EA mapping; mainly zone modelled 3b, some 75 

1, 2 & 3a, by SFRA 2017 mapping). 76 
• Much of the land area is a registered park and garden 77 
• Adjacent and close to the Deal Ground and Utilities Site East Norwich site which are areas is 78 

allocated for development and change by Norwich City Council and the Broads Authority. 79 
• Anglian Water Services assets in area 80 
 
Reasoned Justification 81 
Whitlingham Country Park provides an area for quiet recreation, despite being so close to Norwich. 82 
Typical activities include walking, cycling, sailing and supervised open water swimming. There are 83 
also play areas, and a visitor centre and café in the Barn.  84 
 
This policy reflects the importance of the Park to the Broads and local community, and encourages 85 
further enhancement of its facilities, while also setting out the constraints and considerations to 86 
address. The policy covers areas adjacent to the Country Park by the request of the landowners in 87 
order to support their vision of greater recreation use of the wider area.  88 
 
‘Biosecurity’ means taking steps to make sure that good hygiene practices are in place to reduce 89 
and minimise the risk of spreading invasive non-native species. The types of water uses at 90 
Whitlingham Country Park range from rowing boats to canoes. These boats can be removed from 91 
the water and taken to other water bodies. Users should be aware of the good practice of ‘check, 92 
clean and dry’ to help stop the spread of invasive aquatic species. Of particular relevance is policy 93 
DM3 on boat wash down facilities.  94 
 
The Authority’s guide on biodiversity enhancements may be viewed here: http://www.broads-95 
authority.gov.uk/planning/planning-permission/design-guides 96 
 
The Park is a unique recreation offer close to Norwich. It is accessed by Whitlingham Lane, where 97 
there are residential dwellings and other recreation offers. The policy aims to make sure that levels 98 
of traffic will not impact on safety or amenity, and seek improvements for pedestrians and cyclists 99 
to the Park.  Any proposals for changes to the car parking provision on site need to be fully justified, 100 
using up-to-date assessments of the use of the existing car parks to determine the need for more 101 
parking.  102 
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Tawny owls and ground nesting birds currently occupy land within the extension area and are likely 103 
to be negatively impacted by the potential increase in recreational disturbance resulting in a 104 
biodiversity loss. The impact needs to be understood, considered and mitigated.  105 
 
Buildings will be specifically excluded from the area marked blue outline with yellow fill on the 106 
map; this is to reflect the openness of the land here and that there are extensive and sequential 107 
views along Whitlingham Lane which contribute to an understanding of the wider landscape. 108 
 
Anglian Water Services have water supply and water recycling network assets within the proposed 109 
extension area, which are protected by easements and should not be built over. Given the small-110 
scale nature of development and the focus on enhancing biodiversity and recreation opportunities, 111 
any connections or diversion requirements would be dealt with at the application stage when/if 112 
development proposals come forward. 113 
 
Specific Question xx: 114 
Whitlingham Charitable Trust and Crown Point Estate have requested that the area to which the 115 
policy applies, be extended. The maps that follow show the proposed extension, as well as the 116 
existing policy area. Do you have any specific comments on the extension to the area to which 117 
this policy applies? 118 
 
Reasonable alternative options 119 
a) Keep the original policy  120 
b) Amend the policy.  121 
c) No policy 122 

 
Sustainability appraisal summary 123 
The following is a summary of the assessment of the policy. 124 
 

A: Keep original policy  9 positives. 0 negatives. 0 ? 
Overall positive.  

B: Preferred Option - amend 
policy  

10 positives. 1 negatives. 0 ? 
Overall positive.  

C: No policy 0 positives. 0 negatives. 10 ? 
 

 
How has the existing policy been used since adoption in May 2019? 125 
According to recent Annual Monitoring Reports, the policy has been used and the application was 126 
in conformity with the policy.  127 
 
Why has the alternative option been discounted? 128 
Given the unique offer in this area as well as the area’s various attributes and constraints, a policy 129 
seems logical. The amendments seek to strengthen the policy as well as make it clearer. The 130 
additional area has been assessed through the HELAA and is deemed acceptable. 131 
 
UN Sustainable Development Goals check 132 
This policy meets these UN SD Goals:  133 
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Sustainability Appraisal 134 
SA objectives:  135 
• ENV1: To reduce the adverse effects of traffic (on roads and water). 136 
• ENV2: To safeguard a sustainable supply of water, to protect and improve water quality and to 137 

use water efficiently. 138 
• ENV3: To protect and enhance biodiversity and geodiversity. 139 
• ENV4: To conserve and enhance the quality and local distinctiveness of landscapes and 140 

towns/villages. 141 
• ENV5: To adapt, become resilient and mitigate against the impacts of climate change 142 
• ENV6: To avoid, reduce and manage flood risk and to become more resilient to flood risk and 143 

coastal change. 144 
• ENV7: To manage resources sustainably through the effective use of land, energy and materials. 145 
• ENV8: To minimise the production and impacts of waste through reducing what is wasted, and 146 

re-using and recycling what is left. 147 
• ENV9: To conserve and enhance the cultural heritage, historic environment, heritage assets and 148 

their settings 149 
• ENV10: To achieve the highest quality of design that is innovative, imaginable, and sustainable 150 

and reflects local distinctiveness. 151 
• ENV11: To improve air quality and minimise noise, vibration and light pollution. 152 
• ENV12: To increase the proportion of energy generated through renewable/low carbon 153 

processes without unacceptable adverse impacts to/on the Broads landscape 154 
• SOC1: To improve the health and wellbeing of the population and promote a healthy lifestyle. 155 
• SOC2: To reduce poverty, inequality and social exclusion. 156 
• SOC3: To improve education and skills including those related to local traditional industries. 157 
• SOC4: To enable suitable stock of housing meeting local needs including affordability. 158 
• SOC5: To maximise opportunities for new/ additional employment 159 
• SOC6: To improve the quality, range and accessibility of community services and facilities and to 160 

ensure new development is sustainability located with good access by means other than a 161 
private car to a range of community services and facilities. 162 

• SOC7: To build community identity, improve social welfare and reduce crime and anti-social 163 
activity. 164 

• ECO1: To support a flourishing and sustainable economy and improve economic performance in 165 
rural areas. 166 

• ECO2: To ensure the economy actively contributes to social and environmental well-being. 167 
• ECO3: To offer opportunities for Tourism and recreation in a way that helps the economy, 168 

society and the environment. 169 
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Assessment of policy 170 
 
 A: Keep original policy  B: Preferred Option C: No policy 

ENV1 + 
Impact of proposals on the 

highway is a consideration in 
the policy. 

+ 
Impact of proposals on the 
highway is a consideration 

in the policy. 

? 

Not having a policy does 
not mean that these issues 
will not be considered or 
addressed. A policy does 
however provide more 

certainty. 

ENV2      

ENV3 + 
Policy refers to enhancing 

biodiversity. + 
Policy refers to protecting 

and enhancing 
biodiversity. 

? 

ENV4 + 

Policy seeks to protect the 
park character and refers to 
the historic park and garden 

status of the site. 

+ 

Policy seeks to protect the 
park character and refers 
to the historic park and 

garden status of the site. 

? 

ENV5 + 
Policy seeks to promote 

walking and cycling and use of 
public transport. 

+ 
Policy seeks to promote 
walking and cycling and 
use of public transport. 

? 

ENV6      

ENV7 + Policy seeks the sharing of any 
buildings. + Policy seeks the sharing of 

any buildings. 
? 

ENV8      

ENV9 + 

Policy seeks to protect the 
park character and refers to 
the historic park and garden 
status of the site. 

+ 

Policy seeks to protect the 
park character and refers 
to the historic park and 

garden status of the site. 

? 

ENV10 + 
Generally, the policy criteria 
emphasise good design. + 

Generally, the policy 
criteria emphasise good 

design. 

? 

ENV11   + Policy refers to light 
pollution.  

? 

ENV12      

SOC1 + Policy refers to health and 
wellbeing. + Policy refers to health and 

wellbeing.  
? 

SOC2      
SOC3      
SOC4      
SOC5      
SOC6      
SOC7      
ECO1      
ECO2      

ECO3 + The use of the area is for 
recreation. + The use of the area is for 

recreation. 
? 
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