Brancaster Parish Council

PLANNING — THE LEGAL FRAMEWORK

There are three main planning documents we have to consider — our own
Neighbourhood Plan, the Local Development Framework (Borough) and the NPPF
(National legislation).

These can be found here:
Completed plans | Completed plans | Borough Council of King's Lynn & West Norfolk
(west-norfolk.gov.uk)

https://www.west-norfolk.gov.uk/download/downloads/id/2491/sadmp plan adopted 2016.pdf

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/fi
le/810197/NPPF Feb 2019 revised.pdf

Finally it is important to note what is a material planning consideration — these are the things
that can count when commenting on applications. This is taken from a document for interested
parties:

MATERIAL PLANNING CONSIDERATIONS:

e Local, strategic, national planning policies and policies in the Development Plan

e Emerging new plans which have already been through at least one stage of public
consultation

e Pre-gpplication planning consultation carried out by, or on behalf of, the applicant

Government and Planning Inspectorate requirements - circulars, orders, statutory

instruments, guidance and advice

Previous appeal decisions and planning Inquiry reports

Principles of Case Law held through the Courts

Loss of sunlight (based on Building Research Establishment guidance)

Overshadowing/loss of outlook to the detriment of residential amenity (though not

loss of view as such)

Overlooking and loss of privacy

Highway issues: traffic generation, vehicular access, highway safety

Noise or disturbance resulting from use, including proposed hours of operation

Smells and fumes

Capacity of physical infrastructure, e.g. in the public drainage or water systems

Deficiencies in social facilities, e.g. spaces in schools

Storage & handling of hazardous materials and development of contaminated land

Loss or effect on trees

Adverse impact on nature conservation interests & biodiversity opportunities

Effect on listed buildings and conservation areas

Incompatible or unacceptable uses

Local financial considerations offered as a contribution or grant
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e Layout and density of building design, visual appearance and finishing materials
e [nadequate or inappropriate landscaping or means of enclosure
NON-MATERIAL PLANNING CONSIDERATIONS:

e Matters controlled under building regulations or other non-planning legisiation e.g.
structural stability, drainage details, fire precautions, matters covered by licences
etc.

e Private issues between neighbours e.g. land/boundary disputes, damage to property,
private rights of access, covenants, ancient and other rights to light etc.

e Problems arising from the construction period of any works, e.g. noise, dust,
construction vehicles, hours of working (covered by Control of Pollution Acts).

e Opposition to the principle of development when this has been settled by an outline
planning permission or appeal

o Applicant’s personal circumstances (unless exceptionally and clearly relevant, e.g.

provision of facilities for someone with a physical disability)

Previously made objections/representations regarding another site or application

Factual misrepresentation of the proposal

Opposition to business competition

Loss of property value

Loss of view

NEIGHBOURHOOD PLAN POLICIES

POLICY 1: APPROPRIATE HOUSING

Residential development including new houses, replacement dwellings, conversions to
homes or extensions to existing properties should be of a type and size that positively
contributes to meeting the latest assessment of housing needs in general, and for
smaller properties in particular. This includes providing starter homes or smaller family
homes (up to three bedrooms) and dwellings to meet the needs of older people.
Larger dwellings of five bedrooms or more will only be supported in exceptional
circumstances where the approach meets the needs of a local resident family.

New buildings should be of a scale which is in keeping with the character of their
immediate context. New dwellings should be two storeys in height unless it can be
demonstrated that their bulk, mass, design and layout can be satisfactorily incorporated
within the immediate locality.

Development proposals should take account of the key features of views of, and within,
the Area of Outstanding Natural Beauty, the Brancaster Conversation Area and of listed
buildings through careful design and sensitive layouts.
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POLICY 2: DESIGN, STYLE AND MATERIALS

Any new development should be designed to a high quality that reflects and respects the
character and appearance of the villages. Within the AONB and Conservation Area,
sensitive design which reinforces local distinctiveness will be particularly required.
Traditional and locally sourced materials of low ecological impact should be used. Such
materials include chalk, flint, brick ends (clunch), red pantiles and brick quoins, red or
grey (Holkham) brick, slate roof tiles or dark pantiles. Modern design, style and materials
must blend with adjacent buildings.

Sustainable Drainage Systems must form an integral part of new development proposals
on all scales to mitigate flooding risks.

POLICY 3: FOOTPRINT FOR NEW AND REDEVELOPED DWELLINGS

New, redeveloped and extended residential buildings should occupy no more than 50%
of the plot unless the setting of a listed building, or the character and appearance of the
conservation area, would be better conserved or enhanced by higher plot coverage.

POLICY 4: PARKING PROVISION

Within new developments of two or more dwellings, a minimum of two off-road parking
spaces for two-bedroom dwellings and an additional parking space for each additional
bedroom in the dwelling should be provided. Communal parking areas serving a
maximum of five houses and providing car parking to these standards will be supported
where such arrangements would have a positive relationship with the layout and design
of the dwellings concerned and to the immediate context of the site concerned.
Communal parking areas serving a maximum of 5 houses and providing car parking to
the standard above may be acceptable in suitable locations.

Front gardens and external space should be designed to soften the appearance of cars
and boats parked at the front of the houses or in the street scene.

Satisfactory visitor and delivery parking through the provision of sufficient on street
parking road width to allow for on street parking or the creation of parking areas must
be provided.

When garages are provided, they must be built to reflect the architectural style of the
property and should not obscure or dominate the principal elevation. Garages should be
of sufficient size to allow easy access to and house average modern cars.

Communal parking provision for apartments shall be acceptable and provided on the
same basis as above.
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POLICY 5: REPLACEMENT & EXTENDED DWELLINGS

Replacement dwellings or existing dwellings involving extensions or annexes should
normally (see 4.5.2) occupy no more than 50% of the plot when completed. Where the
replaced dwelling occupied greater than 50% of the plot, the replacement dwelling
should occupy a smaller proportion than its predecessor.

An increase in number of dwellings above those replaced will only be acceptable where
the resulting plot coverage does not exceed 50% of the site concerned. No footprint of a
dwelling in these circumstances shall be greater than the replaced building, except
where the setting of a listed building, or the character and appearance of the
conservation area, would be better conserved by greater plot coverage.

An increase in height over the replaced building will only be supported where this is
compatible with the appearance of adjacent buildings and the amenity of their occupiers.

POLICY 6: AFFORDABLE/SHARED OWNERSHIP HOMES

Provision of affordable housing/First Homes/shared ownership will be supported where
this is commensurate with the scale and nature of need for such housing locally.
Proposals for housing and mixed-use developments other than replacement dwellings
that result in a net increase of five or more units will be supported subject to the
following criteria:
« the proposals deliver affordable housing in line with development plan policies and
national policy;
« affordable dwellings will be provided on the same site as any open market housing
which is necessary to provide cross subsidy; and
e the type and size mix of affordable dwellings should reflect identified local needs as
set out in development plan policies and in other available evidence.

Affordable dwellings should not be readily differentiated from open market dwellings
within the site concerned by virtue of their design, quality, location or distribution. The
development of affordable self-build dwellings will be supported.

POLICY 7: DEVELOPMENT OF SHOPS, WORKSHOPS AND BUSINESS UNITS

The development of shops, workshops and business units will be supported in
appropriate locations (as defined by the Borough Council’s Local Plan and by other
development plan policies). The development and growth of existing businesses in the
villages will also be supported.
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POLICY 8: PROTECTION OF HERITAGE ASSETS AND VIEWS

The siting of new buildings shall have due regard for, and respect the setting of,
designated heritage assets.

Any listed buildings should be appropriately conserved to maintain the buildings, its
features and setting. The significant views of St Mary’s, Brancaster (Grade I) & St Mary’s,
Burnham Deepdale (Grade II*) churches should be preserved.

Developments will be expected to preserve or enhance the character, appearance and
views of the Brancaster Conservation Area with regards to the built/cultural heritage.

POLICY 9: RURAL EXCEPTION SITES

The development of un-allocated sites outside identified Development Boundaries will
only be supported where they comply with the following criteria:

e they are affordable housing-led schemes; and

e they incorporate viability appraisals appropriate to their scale and location

The number, type, and size of dwellings should reflect identified local needs as
evidenced through the Borough's policies.

Developments of over 10 buildings must include a Masterplan setting out the proposed
phasing taking into account of the capacity of local infrastructure to meet the residents’
needs.

The development of unallocated sites should provide a safe highways access which takes
account of the seasonal increase in vehicular traffic. New access arrangements should be
constructed of permeable material.

POLICY 10: PROTECTION AND ENHANCEMENT OF THE NATURAL ENVIRONMENT
AND LANDSCAPE

Development will protect, conserve and, where possible, enhance the natural
environment, local landscape and wildlife.

New development should not adversely affect the statutory purposes of the Area of
Outstanding Natural Beauty.

Development proposals should take account of Barrow Common’s identification as a Dark
Skies Discovery Site.
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Policy DM 1 — Presumption in favour of sustainable development

When considering development proposals the Council will take a positive approach that
reflects the presumption in favour of sustainable development contained in the National
Planning Policy Framework. It will always work proactively and jointly with applicants to
find solutions that allow proposals to be approved wherever possible, and to secure
development that improves the economic, social and environmental conditions in the
area.

Planning applications that accord with the policies in this Local Plan (and, where
relevant, with policies in neighbourhood plans) will be approved without delay, unless
material considerations indicate otherwise.

Where there are no policies relevant to the application or relevant policies are out of
date at the time of making the decision, the Council will grant permission unless material
considerations indicate otherwise — taking into account whether:

e Any adverse impacts of granting permission would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the National Planning
Policy Framework taken as a whole; or

e Specific policies in that Framework indicate that development should be restricted.

Policy DM 2 — Development Boundaries

Development will be permitted within the development boundaries of settlements shown
on the Policies Map provided it is in accordance with the other policies in the Local Plan.
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The areas outside development boundaries (excepting specific allocations for
development) will be treated as countryside where new development will be more
restricted and will be limited to that identified as suitable in rural areas by other policies
of the local plan, including:

o farm diversification (under Core Strategy Policy CS06);

small scale employment (under Core Strategy Policy CS10);

tourism facilities (under Core Strategy Policy CS10);

community facilities, development in support (under Core Strategy Policy CS513);
renewable energy generation (under Policy DM20 of the rural economy or to this
Plan);

e rural workers’ housing (under Policy DM6 of this Plan); and

o affordable housing (under Core Strategy Policy CS09)

In Smaller Villages and Hamlets, infilling in accordance with Policy DM3 will also be
permitted in addition to those categories identified in the previous paragraph.

Policy DM2A - Early Review of Local Plan

An early review of the Local Plan will be undertaken, commencing with the publication of
a consultation document (a Draft Local Plan) in 2016. This is set out in the Local
Development Scheme (LDS). An early review will ensure a set of deliverable and
achievable housing sites for the duration of the Plan period, with the most up to date
policy framework to secure continuity for the longer term.

The review will identify the full, objectively assessed housing needs for the District and
proposals to ensure that this is met in so far as this is consistent with national policy
(National Planning Policy Framework).

Policy DM 3 — Development in the Smaller Villages and Hamlets

New development in the designated Smaller Villages and Hamlets will be limited to that
suitable in rural areas, including:

e small scale employment uses (under Policy CS10);

community facilities (under Policy CS13);

smaller scale tourism facilities (under Policy CS10);

conversions of existing buildings (under Policy CS06);

rural exceptions affordable housing; and

development to meet specific identified local need, including housing to support the
operation of rural businesses (under Policies CS01 and CS06);

The sensitive infilling of small gaps within an otherwise continuously built up frontage
will be permitted in Smaller Villages and Hamlets where:
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e The development is appropriate to the scale and character of the group of buildings
and its surroundings; and
o It will not fill a gap which provides a positive contribution to the street scene.

In exceptional circumstances the development of small groups of dwellings in Smaller
Villages and Hamlets may be considered appropriate where the development is of a
particularly high

quality and would provide significant benefits to the local community.

Policy DM 4 — Houses in Multiple Occupation (HMOs)

The conversion of existing dwellings to and new development of properties for multiple

occupation may be permitted where:

e There is no adverse impact on the amenity of existing and new residents and the
historic and natural environment; and

e The development and associated facilities, including bin storage, car and cycle
parking, can be provided without significant detriment to the occupiers of adjoining
or neighbouring properties; and

e The site is within reasonable distances to facilities, public open space, supporting
services and local employment.

Policy DM 5 — Enlargement or Replacement of Dwellings in the Countryside

Proposals for replacement dwellings or extensions to existing dwellings will be approved
where the design is of a high quality and will preserve the character or appearance of
the street scene or area in which it sits. Schemes which fail to reflect the scale and
character of their surroundings or which would be oppressive or adversely affect the
amenity of the area or neighbouring properties will be refused.

Policy DM 6 — Housing needs of rural workers
New Occupational Dwellings

1. Development proposals for occupational dwellings must demonstrate the stated
intentions to engage in farming, forestry or any other rural-based enterprise, are
genuine, are reasonably likely to materialise and are capable of being sustained.
Proposals should show that the needs of the intended enterprise require one or more of
the people engaged in it to live nearby.

2. Agricultural or rural based occupancy conditions will be placed on any new permanent
or temporary occupational dwellings specifying the terms of occupation.
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Permanent occupational dwellings

3. New permanent dwellings should only be allowed to support existing rural based
activities on well-established rural based enterprises, providing:
a. there is a clearly established existing functional need, requiring occupants to be
adjacent to their enterprises in the day and at night,
b. The need could not be met by existing dwellings within the locality,
c. The application meets the requirements of a financial test demonstrating that:
d. the enterprise(s) and the rural based activity concerned have been established for
at least three years, have been profitable for at least one of them and;
i. are currently financially sound, and have a clear prospect of remaining so
and;
ii. the rural based enterprise can sustain the size of the proposed dwelling;
iii. acceptable in all other respects

Temporary occupational dwellings

4. If a new dwelling is essential to support a new rural based activity, it should normally,
for
the first three years, be provided by a caravan, or other temporary accommodation.
5. New temporary dwellings should only be allowed to support rural based activities
providing:
a. The proposal satisfies criteria 3a and 3b above
b. The application is supported by clear evidence of a firm intention and ability to
develop
the enterprise concerned (for example significant investment in new farm buildings is
often a good indication of intentions);
c. The application is supported by clear evidence that the proposed enterprise has
been
planned on a sound financial basis.

Existing Occupational Dwellings

6. Preference will be given to retaining agricultural or other rural based occupancy
dwellings where there is a local identified need.
7. Proposals for the relaxation or removal of agricultural occupancy conditions will only
be permitted where the applicant can demonstrate that:
a. The dwelling has been occupied in accordance with the terms of the occupancy
condition for a minimum of 5 years; and
b. There is no longer a need for the dwelling by those working, or last working, in
the locality in agricultural, forestry or a rural enterprise, established by evidence of
marketing (including the provision of details of an independent market valuation
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reflecting the occupancy condition, as well as all viewings and offers made) for a 12
month period at a price that reflects the occupancy condition.

Policy DM 7 — Residential Annexes

Development of residential annexes will be approved only subject to the following being

secured by condition or planning agreement:

e It remains in the same ownership as, and is occupied in conjunction with the
principal dwelling and does not appear as tantamount to a new dwelling

e Itis ancillary and subordinate in scale to the principal dwelling;

e Its occupant(s) share(s) the existing access, garden and parking of the main
dwelling;

e Occupation of the annexe is subsidiary to that of the main dwelling; and

¢ Not capable of sub-division.

Development of residential annexes outside the development boundaries of settlements
will also be judged against the criteria in Policy DM5: Enlargement or Replacement of
Dwellings in the Countryside.

Policy DM 8 — Delivering Affordable Housing on Phased Development

Allocated Sites

On sites allocated for residential development through the Local Plan process the
requirement to provide affordable housing under Core Strategy CS09 Housing will apply
jointly to the whole of a single allocated site that is developed incrementally (through
sub-division etc.) and where development of the whole site results in a requirement for a
proportion of (or in exceptional circumstances a contribution to) affordable housing.

Windfall Sites

On windfall sites the requirement to provide affordable housing under Core Strategy
CS09

Housing will apply where the Council considers that the proposed development forms
part of a larger site which, if developed, would result in a requirement for a proportion of
(or contribution to) affordable housing. If the application site satisfies one or more of the
following criteria, then it will be considered to be part of a larger site for the purposes of
this policy:-

e Land ownership — If an application site is in the same ownership as one or more
adjacent plots of land at the time the application is made or within 3 years of the
date the application is made and development of those sites would comply with
other policies of the Local Plan;
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¢ Planning history — If there is evidence of previous applications for development of a
larger site of which the application site forms a part within the past 3 years of the
date an application is made and development of the larger site would still be
acceptable under other policies of the Local Plan; or

e Extensions to existing consented development — If the site forms an extension to a
development that has been approved in the 3 years before the application is made
and which is still capable of being implemented or the site forms an extension to a
development that is being built out on the date the application is made.

Policy DM 9 — Community Facilities

The Council will encourage the retention of existing community facilities and the
provision of new facilities, particularly in areas with poor levels of provision and in areas
of major growth.

Development leading to the loss of an existing community facility will not be permitted
unless it is demonstrated that either:
a) the area currently served by it would remain suitably provided following the loss,
or if not
b) it is no longer viable or feasible to retain the premises in a community facility use.

Policy DM 10 — Retail Development

The Council attach a high priority to the need to support and maintain King’s Lynn,
Downham Market and Hunstanton as major retail centres. This will be achieved by a
combination of measures to improve attractiveness (by increased accessibility,
environmental enhancements, events and promotions), as well as strongly supporting
proposals to redevelop and invest in the town centres including,where necessary, the
use of compulsory purchase powers to consolidate land.

New retail uses will be expected to be located in these town centres unless an alternative
location is demonstrated to be necessary. If there are no suitable sites in the town
centre, an edge of centre location will be expected. Other locations will only be
acceptable where it is demonstrated either that there are no suitable sites in the town
centre and edge of centre, or the format or nature of the proposed use would not be
appropriate in a town centre location (e.g. bulky goods and trade, rural retail services,
etc.).

The Council will strongly resist proposals for out of town retail uses that either
individually or cumulatively would undermine the attractiveness and viability of the town
centres. Retail impact assessments will be required for individual schemes having a
floorspace of greater than 2500 square metres, although in the case of the Hardwick
area in King’s Lynn (where there is already a significant accumulation of out of town
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centre retailing) greater weight will be attached to the cumulative impact of new
development on the town centre. New retail uses in this area will not be subject to a
floorspace threshold and will only be approved where they meet the sequential test set
out in the NPPF and will not individually or cumulatively undermine the viability of the
town centre.

Policy DM 11 — Touring and Permanent Holiday Sites

(NOTE - For the purposes of this policy the term *holiday accommodation’ is used to
describe caravan based accommodation, including touring and permanent sites/units, as
well as permanent buildings constructed for the purpose of letting etc.)

Location requirements

Proposals for new holiday accommodation sites or units or extension or intensification to

existing holiday accommodation will not normally be permitted unless:

e The proposal is supported by a business plan demonstrating how the site will be
managed and how it will support tourism or tourist related uses in the area;

e The proposal demonstrates a high standard of design in terms of layout, screening
and landscaping ensuring minimal adverse impact on visual amenity and the
historical and natural environmental qualities of the surrounding landscape and
surroundings; and

e The site can be safely accessed;

e Itis in accordance with national policies on flood risk;

e The site is not within the Coastal Hazard Zone indicated on the Policies Map, or
within areas identified as tidal defence breach Hazard Zone in the Borough Council’s
Strategic Flood Risk Assessment and the Environment Agency’s mapping;

Small scale proposals for holiday accommodation will not normally be permitted within
the Norfolk Coast Area of Outstanding Natural Beauty (AONB) unless it can be
demonstrated that the proposal will not negatively impact on the landscape setting and
scenic beauty of the AONB or on the landscape setting of the AONB if outside the
designated area. Proposals for uses adversely affecting Sites of Special Scientific Interest
(SSSIs) or European Sites will be refused permission.

Conditions to be applied to new holiday accommodation

Where development is permitted in the open countryside for new holiday
accommodation, it
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is essential that such uses are genuine and will be operated and maintained as tourist
facilities in the future. To achieve this aim, occupancy conditions will be placed on future
planning permissions requiring that:

The accommodation is occupied for holiday purposes only and shall be made
available for rent or as commercial holiday lets;

The accommodation shall be for short stay accommodation only (no more than 28
days per single let) and shall not be occupied as a person’s sole or main place of
residence; and

The owners / operators shall maintain an up-to-date register of lettings/occupation
and shall make this available at all reasonable times to the Local Planning Authority.

Policy DM 12 — Strategic Road Network

The Strategic Road Network within the Borough, comprising the A10, A17, A47, A134,
A148, A149, A1101 & A1122 and shown on the Policies Map, will be protected as follows
outside of the settlements specified within Core Strategy policy CS02:

New development, apart from specific plan allocations, will not be permitted if it
would include the provision of vehicle access leading directly onto a road forming
part of this Strategic Road Network;
New development served by a side road which connects to a road forming part of
the Strategic Road Network will be permitted provided that any resulting increase in
traffic would not have a significant adverse effect on:

o The route’s national and strategic role as a road for long distance traffic

o Highway safety

o The route’s traffic capacity

o The amenity and access of any adjoining occupiers.

In appropriate cases a Transport Assessment will be required to demonstrate that
development proposals can be accommodated on the local road network, taking into
account any infrastructure improvements proposed.

Policy CS11 of the Adopted Core Strategy sets out the transport requirements for
development proposals to demonstrate that they accord with. Paragraph 013 - Transport
Assessments and Statements of the Planning Practice Guidance should also be
considered.”

Policy DM13 - Railway Trackways

The following existing and former railway trackways and routes, as indicated on the
Policies

Map, will be safeguarded from development which would prejudice their potential future
use for paths, cycleways, bridleways, new rail facilities, etc. unless the proposals for
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trackway use are accompanied by appropriate alternative route provision that makes the
safeguarding unnecessary:

e King's Lynn Harbour Junction - Saddlebow Road;

King's Lynn east curve;

King's Lynn docks branch to Alexandra Dock and Bentinck Dock;

Denver - Wissington;

King’s Lynn to Hunstanton; and

Part of the former King’s Lynn to Fakenham line route from the West Winch Growth
Area

e to the Bawsey/Leziate countryside sports and recreation area.

The King’s Lynn docks branch (as above) will, however, not be safeguarded to the extent
this compromises port operations within the Port Estate.

Policy DM 14 - Development associated with the National Construction College,
Bircham Newton and RAF Marham

The Council strongly supports the roles that the National Construction College, Bircham
Newton and RAF Marham play as local employers and as centres of excellence for
construction and advanced engineering respectively.

The Council will adopt a positive approach to new development to improve these
facilities.

Non-operational 'enabling' development which supports the retention, enhancement or

expansion of these facilities will be permitted where it can be demonstrated

¢ that the development will enhance the facility’s long term value to the Borough's
economy and employment; and

e there are robust mechanisms to ensure the improvements justifying the enabling

e development are delivered and sustained; and

¢ the resulting development will not undermine the spatial strategy set out in Core
Strategy Policy CS01; and

e it will not result in the loss of land needed for operation of the facility, or reduce its
reasonably foreseeable potential to expand or be reconfigured.

Policy DM 15 — Environment, Design and Amenity

Development must protect and enhance the amenity of the wider environment including
its heritage and cultural value. Proposals will be assessed against their impact on
neighbouring uses and their occupants as well as the amenity of any future occupiers of
the proposed development. Proposals will be assessed against a number of factors
including:

e Heritage impact;
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Overlooking, overbearing, overshadowing;
Noise;

Odour;

Air quality;

Light pollution;

Contamination;

Water quality and

Visual impact.

The scale, height, massing, materials and layout of a development should respond
sensitively and sympathetically to the local setting and pattern of adjacent streets
including spaces between buildings through high quality design and use of materials.

Development that has a significant adverse impact on the amenity of others or which is
of a
poor design will be refused.

Development proposals should demonstrate that safe access can be provided and
adequate
parking facilities are available.

Policy DM 16 — Provision of Recreational Open Space for Residential
Developments

All new residential development will be expected to make adequate provision for open
space to the following standards:

Schemes of up to 19 units will ensure that their schemes contain sufficient space to
ensure a high standard of layout and amenity to the residents of the proposed
development and to ensure that the scheme integrates into the wider landscape setting.
On windfall sites the requirement to provide open space will apply where the Council
considers that the proposed development forms part of a larger site which, if developed,
would result in a requirement for a proportion of (or contribution to) open space.

Schemes of 20 units or greater will provide 2.4 hectares of open space per 1000

population comprising approximately:

e 70% for either amenity, outdoor sport, and allotments (see below) and

e 30% for suitably equipped children’s play space

e Developments of 20 — 99 dwellings will be expected to meet the requirement for
suitably equipped children’s play space only;

e Developments of 100 dwellings and above will be expected to meet the whole
requirement.
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¢ On sites allocated for residential development through the Local Plan process, and
where development of the whole site results in a requirement for a proportion of (or
contribution to) open space, the requirement to provide open space will apply to the
whole of a single allocated site, even if it is developed incrementally (through sub-
division etc).

All proposals involving the provision of publicly accessible areas of open space must
include robust arrangements for the management and future maintenance of that open
space. The Council may take on and adopt areas of public open space within
developments, subject to bringing the scheme up to an appropriate standard and the
payment of an appropriate fee.

The Council will adopt a flexible approach to the types of open space required within a
particular scheme only where it can be demonstrated :
i) that there is excess provision available in the locality, or
ii) where opportunities exist to enhance existing local schemes, or
iii) the townscape or other context of the development is such that the provision of
open space is not desirable.

The Council will provide full details on the provision and maintenance of open space
within
Supplementary Planning Guidance.

Allotments

The Council will seek to resist the loss of allotments in areas where there is a current or
predicted demand for such facilities, unless the loss were to be offset by alternative
provision of an equal or higher quality in the vicinity. The provision of new allotments
may be sought in locations for large-scale residential development (such as the strategic
allocations) where there is an identified need. This will be balanced against the need for
other types of recreational space and facilities and the financial viability of any
development.

Policy DM 17 — Parking Provision in New Development

Residential dwellings

New dwellings (including flats and maisonettes) will be required to include car parking to
the following minimum standards:

a. One bedroomed unit — 1 space per dwelling;

b. Two or three bedroomed unit — 2 spaces per dwelling;
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c. Four or more bedroomed unit — 3 spaces per dwelling.

This provision may include under-croft parking and car ports providing these have no
other use, but garages under 7m x 3m (internal dimensions) will not be counted.
Reductions in car parking requirements may be considered for town centres, and for
other urban locations where it can be shown that the location and the availability of a

range of sustainable transport links is likely to lead to a reduction in car ownership and
hence need for car parking provision.

Each dwelling will also be required to provide a minimum of one secure and covered
cycle space per dwelling.

Other developments

For developments other than dwellings car parking provision will be negotiated having
regard to the current standards published by Norfolk County Council.

Policy DM 18 — Coastal Flood Risk Hazard Zone (Hunstanton to Dersingham)

This policy applies within the Coastal Flood Risk Hazard Zone as defined on the Policies
Map.

New Developments

The following developments will not be permitted within Tidal Flood Zone 3 (including

climate change) as designated on the Strategic Flood Risk Assessment (SFRA) Maps:
¢ New dwellings;

¢ New or additional park homes/caravans.

Replacement Dwellings

Replacement dwellings will only be permitted in Tidal Flood Zone 3 where all of the

following seven criteria are satisfied:

¢ A Flood Risk Assessment (FRA) must be undertaken for the development;

¢ All habitable accommodation will be provided above ground floor level (habitable

e accommodation would usually include bedrooms, sitting rooms, dining rooms,
kitchens and any other room designed for habitation. Rooms that are not normally

used for living in, such as toilets, storerooms, pantries, cellars and garages, are not
considered to be habitable);
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e The dwelling will only be occupied between 1st April and 30th September in any one
year;

e The dwelling will incorporate flood mitigation and resiliency measures in accordance
with the Department for Communities and Local Government publication: “Improving
the flood performance of new buildings, flood resilient construction” (2007);

e The building must be appropriately designed to withstand and be resilient to
hydrostatic pressure resulting from a breach/overtopping of the tidal defences;

¢ A flood warning and evacuation plan will be prepared for the property and retained
on site;

¢ The level of habitable accommodation provided by the new dwelling would not be
materially greater than that provided by the original dwelling. Proposals should not
result in an increase in the number of bedrooms over and above the number in the
original dwelling.

Extensions

Extensions to existing properties (beyond any Permitted Development Rights that could
be

exercised) should not materially increase the amount of habitable rooms. Significant
extensions or those that raise the amount of habitable rooms in the property could lead
to an increase in the number of people at risk and will not be permitted.

Change of Use

Any proposed Change of Use will not be permitted if, as a result of the change, the flood
risk vulnerability (as defined in the National Planning Practice Guidance) would be
increased.

Seasonal Occupancy

Seasonal occupancy will be limited to between 1 April and 30 September. Applications to
remove, relax or vary (by way of extension) any existing seasonal occupancy condition
will be resisted.

Policy DM 19 - Green Infrastructure/Habitats Monitoring and Mitigation

Opportunities will be taken to link to wider networks, working with partners both within
and beyond the Borough.

The Council supports delivery of the projects detailed in the Green Infrastructure Study
including:
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The Fens Waterway Link- Ouse to Nene;

The King's Lynn Wash/Norfolk Coast Path Link;

Gaywood Living Landscape Project;

The former railway route between King's Lynn and Hunstanton; and
Wissey Living Landscape Project.

The Council will identify, and coordinate strategic delivery, with relevant stakeholders, of
an appropriate range of proportionate green infrastructure enhancements to support
new housing and other development and mitigate any potential adverse effects on
designated sites of nature conservation interest as a result of increased recreational
disturbance arising from new development. All new development must ensure there is no
adverse effect on a European Protected Site through the provision of appropriate
measures. These enhancements will be set out in a Green Infrastructure Delivery Plan.

Major development will contribute to the delivery of green infrastructure, except:
e Where it can be demonstrated the development will not materially add to the
demand or need for green infrastructure.

Where such a contribution would make the development unviable, the development will

not be permitted unless:

e It helps deliver the Core Strategy; and

e The relevant contribution to that Strategy could not be achieved by alternative
development, including in alternative locations or in the same location at a later
time; or

e Unless the wider benefits of the proposed development would offset the need to
deliver green infrastructure enhancements.

More detailed local solutions based on the Green Infrastructure Strategy will be
developed for Downham Market and Hunstanton, particularly in relation to the main
growth areas and King's Lynn and surrounding settlements.

In relation to Habitats Regulations Assessment monitoring and mitigation the Council has

endorsed a Monitoring and Mitigation Strategy including:

e Project level HRA to establish affected areas (SPA, SAC, RAMSAR) and a suite of
measures including all/some of:

e Provision of an agreed package of habitat protection measures, to monitor
recreational pressure resulting from the new allocations and, if necessary, mitigate
adverse impacts before they reach a significant threshold, in order to avoid an
adverse effect on the European sites identified in the HRA. This package of
measures will require specialist design and assessment, but is anticipated to include
provision of:

o A monitoring programme, which will incorporate new and recommended
further actions from the Norfolk visitor pressure study (anticipated to be
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completed in Spring 2016) as well as undertaking any other monitoring not
covered by the County-wide study.

o Enhanced informal recreational provision on (or in close proximity to) the
allocated site [Sustainable Accessible Natural Greenspace], to limit the
likelihood of additional recreational pressure (particularly in relation to
exercising dogs) on nearby relevant nature conservation sites. This provision
will be likely to consist of an integrated combination of:

» Informal open space (over and above the Council' s normal standards
for play space);

» Landscaping, including landscape planting and maintenance;

= A network of attractive pedestrian routes, and car access to these,
which provide a variety of terrain, routes and links to the wider public
footpath network.

o Contribution to enhanced management of nearby designated nature
conservation sites and/or alternative green space;

o A programme of publicity to raise awareness of relevant environmental
sensitivities and of alternative recreational opportunities.

Notwithstanding the above suite of measures the Borough Council will levy an interim
Habitat Mitigation Payment of £50 per house to cover monitoring/small scale mitigation
at the European sites. The amount payable will be reviewed following the results of the
'Visitor Surveys at European Sites across Norfolk during 2015 and 2016'.

The Borough Council anticipates utilising CIL receipts (should a CIL charge be
ultimately adopted) for contributing to green infrastructure provision across the plan
area.

Forming a HRA Monitoring and Mitigation and Gl Coordination Panel to oversee
monitoring, provision of new green infrastructure through a Green Infrastructure
Delivery Plan and the distribution of levy funding.

Policy DM 20 — Renewable Energy

Proposals for renewable energy (other than proposals for wind energy development) and
associated infrastructure, including the landward infrastructure for offshore renewable
schemes, will be assessed to determine whether or not the benefits they bring in terms
of the energy generated are outweighed by the impacts, either individually or
cumulatively, upon:

Sites of international, national or local nature or landscape conservation importance,
whether directly or indirectly, such as the Norfolk Coast Area of Outstanding Natural
Beauty (AONB), Sites of Special Scientific Interest (SSSIs) and Ramsar Sites;

The surrounding landscape and townscape;

Designated and un-designated heritage assets, including the setting of assets;
Ecological interests (species and habitats);

Amenity (in terms of noise, overbearing relationship, air quality and light pollution);
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e Contaminated land;

e Water courses (in terms of pollution);

e Public safety (including footpaths, bridleways and other non-vehicular rights of way
in addition to vehicular highways as well as local, informal pathway networks); and

e Tourism and other economic activity.

In addition to the consideration of the above factors, the Borough Council will seek to
resist proposals where:
a) There is a significant loss of agricultural land;
or
b) Where land in the best and most versatile grades of agricultural land(2) are
proposed to be used.

Development may be permitted where any adverse impacts can be satisfactorily
mitigated against and such mitigation can be secured either by planning condition or by
legal agreement.

Policy DM 21 - Sites in Areas of Flood Risk

Where the Borough Council has allocated sites in flood risk Zones 2 and 3 or flood
defence breach Hazard Zones identified by the Council’s Strategic Flood Risk Assessment
or more recent Environment Agency mapping:

1. These will be subject to (and no relevant planning permission will be granted before):
¢ a site specific flood risk assessment satisfactorily demonstrating the development will
be safe for its lifetime, taking climate change into account, and with regard to the

vulnerability of its users, without increasing flood risk elsewhere and, where possible,
reducing flood risk overall; and

o satisfactory demonstration that any design or development features necessary to
address flood risk issues are compatible with heritage assets in the vicinity (including
conservation areas and listed buildings), local visual amenity and (where relevant)
the landscape and scenic beauty of the Norfolk Coast Area of Outstanding Natural
Beauty.

2. The sequential test set out in the National Planning Policy Framework (NPPF) policy
101 is deemed to be met by the allocation process, as set out in the Planning Practice
Guidance - Flood Risk and Climate Change, so that development is, as far as reasonably
possible, located where the risk of flooding (from all sources) is lowest.

3. In relation to the exceptions test set out in the NPPF policy 102:
o the first part (demonstration of wider sustainability benefits) is deemed to be met by
the allocation process; and
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o the second part (site specific flood risk assessment, etc.) is not deemed to be met by
the allocation process, and shall remain the responsibility of the prospective
developer. No relevant planning permission shall be granted unless and until this
second part of the test is met, as set out in section 1 of this policy, above

o for further information, reference is made to Appendix 3 and Appendix 4

The Borough Council will take into account advice from the Lead Local Flood Authority
and the King's Lynn and West Norfolk Settlements Surface Water Management Plan to
ensure that where a serious and exceptional risk of surface water flooding exists
adequate and appropriate consideration has been given to mitigating the risk. Mitigation
measures should minimise the risk of flooding on the development site and within the
surrounding area.

4. The design of new dwellings will be in accordance with the Environment
Agency/Borough Council Flood Risk Design Guidance (Appendix 5)

The Borough Council will take into account advice from the Lead Local Flood Authority
and the King's Lynn and West Norfolk Settlements Surface Water Management Plan to
ensure that where a serious and exceptional risk of surface water flooding exists
adequate and appropriate consideration has been given to mitigating the risk. Mitigation
measures should minimise the risk of flooding on the development site and within the
surrounding area.

Policy DM 22 - Protection of Local Open Space

The Council will have careful regard to the value of any area of open space when
assessing planning applications for development. In assessing the contribution that an
area of open space plays, the Council will consider the following factors:

e Public access;

Visual amenity;

Local distinctiveness;

Landscape character;

Recreational value;

Biodiversity, geodiversity

Cultural value and historic character

Whether the site has been allocated for development in the local plan.

Proposals that will result in the loss or restriction of access to locally important areas of
open space will be refused planning permission unless such loss can be offset by the
replacement of equivalent or higher standard of provision or the wider benefits of
allowing development to proceed outweigh the value of the site as an area of open
space.
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The Borough Council will support local communities in designating local green space for
protection in neighbourhood plans where this:

e meets the criteria for local green space as detailed in the National Planning Policy

e Framework; and

e does not conflict with other policies in the Borough’s Local Plan.

Brancaster specific reference in the LDF

G.13 Brancaster / Brancaster Staithe / Burnham Deepdale (KRSC) Key Rural Service
Centre Description

G.13.1 Brancaster, Brancaster Staithe and Burnham Deepdale are coastal settlements
within the Norfolk Coast Area of Outstanding Natural Beauty which have developed in a
linear pattern along the A149. The settlement hierarchy designated the settlements as a
joint Key Rural Service Centre, according to their proximity to each other providing the
opportunity for mutual support, with a combined population of 797(9).

G.13.2 The highest concentration of local services is in Burnham Deepdale which
contains a local centre focused around a set of small business and retail outlets adjacent
to a petrol station and convenience store and a tourist information centre and camping
business. Additionally the settlements also contain pubs, a school, churches, a village hall
and other businesses associated largely with tourism. The villages are connected via the
Coasthopper bus route along the A149 which interchanges in Hunstanton and Wells-
next-the-Sea.

G.13.3 The settlements contain a mix of traditional buildings constructed of local
materials; knapped pebble flint with red brick quoin, some clunch and pitched roofs with
pantiles. The use of local / traditional building materials is striking and provides a strong
recognisable sense of place. Part of Brancaster has been designated a Conservation Area
for its historic interest. The settlements are interspersed with small-scale infilling of
modern development.

G.13.4 The Landscape Character Assessment(10) characterises the area from Holme-
next-the-Sea to Brancaster as ‘Coastal Slopes’. The area encompasses gently sloping
landform (from higher plateau to the south towards the coast). This higher, mainly
arable landscape to the south facilitates extensive, uninterrupted and often panoramic
views towards the coast with an intricate network of saltmarshes and creeks visible in
the distant foreground.

G.13.5 The area is rich in natural and historic assets including: 9 Census data 2011 10
[1] Borough Council of King’s Lynn and West Norfolk (2007) Landscape Character
Assessment Final Report, Chris Blandford Associates 192 SADMP G Rural West
NorfolkRemains of roman fort: Branodunum in Brancaster Peddars Way and the Norfolk
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Coast Footpath Titchwell Marsh RSPB Reserve Tidal creeks which are navigated for
sailing Salt marsh.

G.13.6 Brancaster, Brancaster Staithe and Burnham Deepdale are located next to the
undeveloped coast which is protected by national and international designations for its
natural, environmental and historic significance. Further development in these
settlements must be particularly sensitive in terms of visual impact and the impact new
residents could have on the immediate surroundings. For this reason, the Council
considers only a modest level of development would be appropriate in these settlements.
The potential impact of development on the Area of Outstanding Natural Beauty
designation, the Designated Ancient Monument of Branodunum Fort and on the
protected Conservation Area in Brancaster has been key considerations in the
Sustainability Appraisal of all sites.

G.13.7 The policies below allocate fifteen houses altogether; five houses in Brancaster
and ten houses in Brancaster Staithe. This provides the opportunity to deliver three
affordable dwellings.

G.13.8 There is a Neighbourhood Development Plan in force for Brancaster Parish. This

has development plan weight, and should be read alongside the policy below. The Plan

was prepared by the Parish Council to shape the development to address local concerns
and aspirations. The Neighbourhood Plan includes a range of policies, including those to
limit the size of new dwellings, influence design and layout, and conserve the character
of the area.
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