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Foreword
North Norfolk District Council is preparing new planning documents to replace the previous Local Plan with
a new Local Development Framework (LDF). One of the documents making up the LDF is the Core Strategy
(incorporating Development Control Policies), which guides when, where and how much development will
take place in North Norfolk up to 2021. More details on the timetable and scope of the Local Development
Framework documents are provided in the North Norfolk Local Development Scheme(i).

The North Norfolk Core Strategy must contribute to sustainable development. To ensure that this has been
achieved Sustainability Appraisal (SA) including Strategic Environmental Assessment (SEA) has been
undertaken throughout plan preparation to assess the policies against sustainability objectives.

This Final Sustainability Appraisal report is published alongside the adopted Core Strategy and provides
details on the anticipated environmental, social and economic effects of the Core Strategy and development
control policies.

i accessible via www.northnorfolk.org/ldf or contact NNDC
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Individual roles of the towns and distribution of development

5.5 A study looking at travel to work movements (x) looked at the role that each town plays within the
district and their suitability for future growth. The conclusions on each town are incorporated within
the table below. It concluded that policies should support growth in towns with existing high
self-containment, as they are sustainable places for growth. It also found that the employment roles
of the villages are significantly weaker than those of the towns and they are not generally suitable
places for employment development. Also, most new housing village locations would lead to direct
increases in car use for travel to work. Therefore only modest development to meet existing local
needs is recommended. Also, given the clear national and regional policy on concentrating new
development in market towns, an alternative of providing the majority of additional housing
development in the villages would not be appropriate.

5.6 The Development Strategy Topic Paper prepared in 2005 looked at the role of the main settlements
and used a wide range of background evidence to make informed conclusions about the levels of
growth that may be appropriate in each of the towns. This was informed by the workshops that were
held in each of the main settlements in 2005 where the strengths, weaknesses, opportunities and
threats relating to each town, and the surrounding villages, were discussed. A summary of this
SWOT analysis is contained in Appendix H. Further work has been carried out to gather more detail
and investigate infrastructure capacity. The reasoned justifications to the spatial strategy and the
town strategies in the Core Strategy provide detailed information for each place and Section 4 of
the Core Strategy discusses capacity of infrastructure and schools. The key points for each town
are set out below and Appendix G: ‘Baseline information for Principal and Secondary Settlements’
provides specific figures on housing need, number of jobs and number of second homes amongst
others. All of these factors informed development of the strategic policies.

Table 4 Key points relating to the main settlements

ConclusionsSummary of pointsTown

High housing need and good localCromer Traditional holiday resort
services, however need to balance
needs with sensitive landscape and
utility constraints.

Significant employers (including NNDC), net
importer of employees. Large number of jobs
in retail, tourism and public sector
Rail link to Norwich

Principal Settlement with medium
growth proposed.

High level retail centre, capacity for growth
High level service centre, including doctors,
hospital, magistrates, police station.
High housing need
High levels of housing commitment
Limited brownfield opportunities
Town centre Conservation Area and many
Listed Buildings
Sensitive landscape setting (coast and AONB)
Limited capacity at schools
Limited capacity at sewage treatment works,
phasing of development required
Deficiency of informal recreation space to serve
residential areas to the south of the town

Housing demand. RelativelyFakenham Self-contained market town, highest levels of
employment, largest net importer of employees self-contained with a good range of

x Settlement Planning for North Norfolk, Land Use Consultants, October 2005
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ConclusionsSummary of pointsTown

jobs, shops and services. SuitableOpportunity for sustainable development to
build on its high level of self-containment and location for growth if sewage

treatment works issues are
addressed.

role as an employment centre for surrounding
settlements.
Healthy economy, employment land available

Principal Settlement: Large-scale
employment and residential growth
appropriate

High level retail centre, capacity for growth
High level service centre
Town centre brownfield retail growth possible
High housing need and demand
Town centre Conservation Area and many
Listed Buildings
Environmental constraints and flood risk to the
South (River Wensum SAC)
Land to the north, inside the bypass, suitable
for expansion
New school required if significant growth
No spare capacity in sewage treatment works,
phasing of development required.
Opportunities to increase open space provision

Good level of jobs and services,Holt Niche high-quality shopping destination
however need to recognise scale
and character of the town and
surrounding environment.

Significant levels of employment, net importer
of jobs, clear network with Cromer and
Sheringham
Small, specialised retail offer

Principal Settlement with medium
growth, part of Cromer/ Sheringham/
Holt cluster.

Kelling Hospital to the east
Good range of services and facilities
Small scale Georgian character, town centre
Conservation Area, many Listed Buildings,
sensitive landscape setting (AONB)
Capacity available in utilities
High elderly population
No public High School - pupils travel to
Sheringham which is at capacity.
PrivateGreshamsSchool provides employment
and income from visitors.
High levels of cycling and walking
Good road network on the A148 corridor
Limited car parking in town centre

Well located to Norwich. Significant
retail centre, however only small

Hoveton Large Broads village adjoined to Wroxham
Diverse employment opportunities, however
competition from Norwich for investment scale growth appropriate given

limited employment, highwayRail link to Norwich, North Walsham and
beyond constraints (Wroxham bridge) and

the village character.

Secondary Settlement with low level
of growth

Retail centre, in conjunction with Wroxham
Traffic congestion due to Wroxham bridge
High elderly population
School capacity
Concern over impact on Broads SAC
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ConclusionsSummary of pointsTown

Employment and some residentialNorth
Walsham

Largest town in District
growth appropriate. Large-scaleSignificant number of jobs, however net

exporter of employees, mainly to Norwich by
car. Competition from Norwich for investment.

housing would do little to improve
the sustainability of the town and is
not appropriate unless infrastructure
issues resolved

Development would need to reinforce local
travel to work and avoid fuelling commuting
Rail link to Norwich, Hoveton, Cromer and
Sheringham Principal Settlement with medium

level of growthRoad network in town constrained
High level retail centre, capacity for growth
Rapid housing growth in recent years, not
matched by increases in capacity of schools,
health and community facilities
High housing need and demand
Range of services and facilities, including
hospital, doctors, however concerns about
capacity
High numbers of young families
Town centre Conservation Area and many
listed Buildings
Capacity in schools, however needs to be
monitored
Paston College provides further education
Potential for further brownfield development in
town; housing and employment
No capacity in sewage treatment works,
phasing of development required
No capacity in energy supply, phasing of
development required

Good range of local services andSheringham Traditional holiday resort
facilities, serving the town.Net exporter of jobs (mainly to Cromer, Holt

and Norwich) Significant housing growth
inappropriate due to character and
scale.

Rail link to Norwich
Small scale retail centre
Local services - residents travel to Cromer for
higher level services Secondary Settlement with medium

growth proposedConservation Area, sensitive landscape setting
(coast and AONB)
Problems with school capacity
Limited capacity of sewage treatment works,
phasing of development required

Limited employment and services,Stalham Small market town, on Broads fringe
not a sustainable location for majorLimited employment, net exporter of jobs,

mainly to Norwich growth. However small-scale
development appropriate to achieveLittle opportunity to promote sustainability as it

is heavily dependent on Norwich and new regeneration objectives, recognising
isolated location and significant
environmental constraints

development will be unable to change this.
Development should meet local needs only.
Local retail centre
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ConclusionsSummary of pointsTown

Secondary settlement with lower
level of growth

Limited services and leisure / entertainment -
residents travel to Norwich or Great Yarmouth
High housing need
Conservation Area
Concern over impact on Broads SAC
No capacity in sewage treatment works or
energy - development to be phased until
improvements made
School capacity
Good road access to other settlements

Small-scale residential development
appropriate to achieve affordable
housing objectives

Wells-next
-the-Sea

Traditional holiday resort
Smallest town in the district, relatively isolated
Limited employment, net exporter of employees
Good range of local shops, however no large
supermarket or petrol filling station Secondary settlement with lower

levels of growth proposedLocal services, including cottage hospital and
health centre
High level of second / holiday homes, high
house prices
Shortage of homes for local people, difficult to
attract key workers.
Conservation Area and many Listed Buildings
Environmental constraints (AONB and flood
risk)
High levels of walking and cycling
School capacity
Capacity in utilities

5.7 The early consultation, evidence gathering and consideration of the role, function and capacity of
the main settlements ensured that the strategic policies provide the most appropriate response to
each area. The intention has been to use new development to address the particular issues /
imbalances in each settlements in the context of infrastructure or environmental constraints. Thus,
for example, while there is a high need for housing in Cromer, there are also major environmental
constraints that limit the amount of development that is appropriate.

5.8 Cromer, Fakenham, Holt and North Walsham are identified as ‘Principal Settlements’ because of
their role as centres for retail, employment and services in North Norfolk. In particular, Cromer,
Fakenham and Holt are all net ‘importers’ of people working in the towns – i.e. more people come
into the towns to work than leave to work elsewhere. North Walsham has a strong employment
base, however it is heavily influenced by the proximity of employment in Norwich which results in
out-commuting. Cromer, Fakenham and NorthWalsham all have significant existing retail and service
floor space, and capacity for new retail growth was identified in the Retail and Commercial Leisure
Study. While Holt has a more modest retail offer it does offer a wide range of retail outlets that meet
the town’s needs. The ‘self-containment’ of these towns can be enhanced by locating further
appropriate development there, and they will receive larger amounts of growth than the ‘Secondary
Settlements’ of Sheringham, Stalham, Wells and Hoveton which fulfil a role more as local centres
for the surrounding populations .

5.9 The strategy recognises the ‘cluster’ role that the towns of Cromer, Holt and Sheringham perform
where people travel between the three to meet their particular needs for retail, employment or other
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services. Cromer is identified as the focus for retail due to the nature of the existing units and the
capacity for further growth. Holt is the focus for further employment development due to its strategic
location in the A148 corridor and its less constrained environment than Cromer and Sheringham
(both of which are surrounded by AONB designation) and the potential to build on the existing
success of the town. Sheringham is identified as a secondary settlement which meets the needs of
its residents, however it does not have the same capacity for new retail or employment growth as
Cromer and Holt.

Villages

5.10 The East of England Plan states that development should be limited in rural areas and focus on the
larger villages. Therefore, in the Countryside development will generally be constrained, except to
support rural communities and rural economic diversification. Concern was raised in the consultation
exercises that the character of villages across North Norfolk has been damaged by ‘infill’ development,
and the approach of restricting such development should maintain the existing character of villages.
There are however a number of villages that perform a limited role as local service centres that
collectively help to sustain the wider rural community where new small-scale development could be
appropriate. In order to support these roles and help to meet local employment and housing needs
these villages have been identified as suitable for accommodating limited additional development.

5.11 Appendix I: ‘Service Village Methodology’ contains the methodology for selecting these ‘Service
Villages’ which was based on a particular level of services and facilities. Whilst each of these villages
performs a similar function as a service centre for local communities, the character and make-up of
each is very different. Consequently, the housing opportunities in each are different and the
assessment of each place has also had regard to known and potential environmental constraints,
such as flood risk and coastal erosion, and the range of facilities available. In general villages with
access to a broader range of facilities have been regarded as suitable for a greater number of
dwellings than those with fewer facilities.

5.12 The following table provides a summary of the main factors which have determined the levels of
development which are considered to be appropriate in each village. Briston / Melton Constable and
Mundesley are significantly larger than the other villages and were selected as appropriate for a
larger amount of growth because of their size, character and the wider range of services that they
offer. They also act as employment centres for the surrounding area.

Table 5 Key points relating to the Service Villages

Village Appraisal SummaryService Village

Aldborough has a good range of facilities for a village of its size. There are no absoluteAldborough
environmental constraints although character and landscape setting are important as
most of the village and large areas of the surrounding countryside are designated as
a Conservation Area. There are few potential development sites which appear suitable
and so the allocations should be smaller and sensitively located.

This large coastal village, popular with second and holiday home owners has aBlakeney
reasonable level of facilities, however, the village and surrounding countryside are a
sensitive location within the Norfolk Coast AONB and a Conservation Area. The high
level of housing need in the area justifies the search for sites in this location.

Basic level of services and some employment in tourism and Bacton Gas Terminal.
Parts of the village lie within coastal erosion and flood risk zones which will limit
development opportunities.

Bacton
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Village Appraisal SummaryService Village

These two large villages are closely related and function well together. They have hadBriston &
Melton
Constable

significant new housing development in recent years and a high level of un-built
commitment. Employment is provided on Melton Constable Industrial Estate. There are
no absolute environmental constraints and they have a good level of facilities and a
number of potentially suitable development sites, making them suitable for a larger
allocation. Despite recent high development rates, further housing is required to address
affordable housing needs.

These small adjoining villages are set in an attractive rural landscape, parts of whichCorpusty &
Saxthorpe are within the flood risk zone. Only a limited range of services exist, hence large scale

allocation is considered inappropriate. A small scheme would help meet local housing
needs.

This village has a large general employment area but comparatively few facilities. There
are a number of sites which could be developed but many would result in adverse
landscape impact. The village is not subject to flood risk or significant other constraints.

Catfield

Basic level of services and some employment in tourism. Parts of the village lie within
the coastal erosion zone which will limit development opportunities.

Happisburgh

This is a popular riverside village which is partly within the Broads AuthorityHorning
Administrative Area. It has a linear form and low lying areas of it are within the flood
risk zone. A reasonable range of services are available and suitable sites outside of
flood risk zones appear available. Pedestrian access across the village between facilities
and residential areas has been raised as an issue and a new site could help to address
this.

This is a comparatively small village with a limited range of services, however, good
public transport connections exist. An allocation will help address local needs.

Little Snoring

The village has a good range of facilities and is a popular visitor destination which brings
local job opportunities. Large parts of the village designated as a Conservation Area
with significant buildings and areas of historical and religious importance.

Little
Walsingham

This is a reasonably large village with broad range of facilities serving its own residentsLudham
and those of nearby settlements as well as visitors to the area. Extensive areas in and
around the village are identified as at risk of flooding, nevertheless opportunities for
development are available.

Large coastal village with good range of facilities including doctors surgery. Whilst parts
of the village are at risk from coastal erosion the village spreads quite far inland, leaving
several potential sites for development.

Mundesley

Attractive village with a basic level of services. Parts of the village lie within coastal
erosion zone which will limit development opportunities.

Overstrand

This small village is separated by two main roads. It has a linear form with no village
centre and few facilities. It is well connected by public transport, however, few parts of
the village are environmentally sensitive.

Roughton

Southrepps is a village with a reasonable level of basic facilities, though its school is
within the adjacent settlement of Lower Southrepps. It is within the Norfolk Coast Area

Southrepps

of Outstanding Natural Beauty and most of the central area is designated as a
Conservation Area. A small allocation is likely to be most appropriate to help address
local housing needs.
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Village Appraisal SummaryService Village

Small village with a basic level of facilities, although the school is in the adjacent village
of Kelling. Parts of the village lie within an area identified as at risk from coastal flooding
which will limit development opportunities.

Weybourne

The Countryside

5.13 The North Norfolk countryside, and the many small villages and hamlets that are not selected
settlements, are designated as Countryside. This countryside area is a principal element in the rural
character of North Norfolk and the quality and character of this area should be protected and where
possible enhanced, whilst enabling those who earn a living from, and maintain and manage, the
countryside to continue to do so. Therefore while some development is restricted in the Countryside,
particular other uses will be permitted in order to support the rural economy, meet local housing
needs and provide for particular uses such as renewable energy and community uses.

Impact on SA objectives; Environmental

5.14 The strategic policies will have a positive impact on the majority of the SA environmental objectives.
For example, concentration of development will reduce the need to travel by car (therefore reducing
carbon emissions) and allow large allocations to be made where a proportion of renewable energy
will be provided. Residential development will not generally be permitted in the smaller villages,
which will protect the character and landscape of these places. The concentration of development
in the towns will however result in greenfield allocations being made, although higher densities will
reduce the total area of land required.

5.15 The policies have had regard to the particular environmental constraints in each place and also to
the Appropriate Assessment which looked at the impact of development on designated European
wildlife sites. The strategic town policies specifically require that development has no impact on
designated sites and states that development should be phased until necessary infrastructure
improvements have been made.

Impact on SA objectives; Social

5.16 The North Norfolk Sustainable Community Strategy identified that affordable housing, jobs and
leisure opportunities are the priorities for the district. The spatial strategy seeks to maximise allocations
on large greenfield sites in the towns and larger villages, as these would be most likely to deliver
high proportions of affordable housing. In addition to affordable housing, the Strategic Housing
Market Assessment identifies the need for a much greater proportion of smaller market properties
to help meet the needs of local people accessing starter homes and older people wanting small
properties. Policies to achieve a higher percentage of smaller units will help address the objectives
of creating more mixed and balanced communities. Windfall development in many villages across
the District is restricted as allowing this trend to continue would have meant that a significant amount
of the housing allocation would be provided in small schemes in dispersed rural areas, reducing the
ability to make allocations in the main settlements (owing to the large supply of windfall, based on
past trends). Development of individual dwellings would also be unlikely to bring forward affordable
housing cross-subsidised by market housing. Larger allocations would also enable improvements
to local infrastructure (such as roads, sewers, open space etc) to be secured. Affordable housing
schemes are also permitted in the Countryside on Exception sites that would not normally get
permission for housing - therefore enabling land to be purchased at lower cost.

5.17 In order to boost employment opportunities, reduce out-commuting and reduce the need to travel,
the strategy also seeks to maximise opportunities for job growth and education facilities, in the
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Principal and Secondary Settlements. This is to be achieved by protecting existing education facilities,
employment land and premises and allocating land for new employment development in locations
that are accessible to the workforce. Concentrating new development in the towns will also result
in new leisure facilities being close to existing centres of population and therefore easily accessible.
New homes will also be built in locations that provide a range of leisure opportunities. The large
scale housing allocations will also result in contributions towards, and provision of, open space.

5.18 The policies have had regard to the particular social considerations such as the need for affordable
housing and presence of facilities such as hospitals in each place and aim to address particular
issues and build on the strengths of places.

5.19 There are concerns that limiting the amount of housing growth in the villages may increase house
prices, reduce opportunities for an increase of the population which could help sustain village life
and limit opportunities for local people to live where they have grown up. However, many existing
houses in villages are already beyond the means of many local people and changes in lifestyle
mean that even if additional housing is provided in villages it is unlikely to sustain village services
such as local shops etc.

Impact on SA objectives; Economic

5.20 The designated settlements are distributed across North Norfolk, ensuring adequate opportunities
for growth in the whole area. Manufacturing is declining and future economic growth is likely to be
in tourism and small non-manufacturing businesses that can be accommodated in towns and in the
Countryside through farm diversification and reuse of existing buildings. Concentrating development
in the main settlements which have particular levels of public transport provision will also enable
travel to work by walking, cycling and public transport. Provision of affordable housing will also
enable the local population and workforce to live in the area. There is already concern from businesses
that their workforce cannot afford to live in the area and this is causing supply problems for sectors
such as the care industry.

Alternatives considered

5.21 Alternatives of either a greater concentration of new development in a smaller number of towns or
a wider distribution of development in a larger number of towns and villages were considered as
alternatives at the Preferred Options stage. A questionnaire consultation in 2005 sought the
community's views on how these alternatives could meet the objectives previously identified through
consultation and the Community Strategy. The responses indicated that the best option for addressing
the key priorities was concentration of new development in existing towns and larger villages

Comparison of effects

5.22 A greater concentration would result in larger and / or more allocations being made in the most
self contained towns and a smaller number of Service Villages identified. This would increase access
to jobs in those towns and could enable greater provision of affordable housing in those towns
through negotiations on allocations. However, the other towns and villages also require appropriate
development to maintain rural vitality, have needs for affordable housing provision, and the benefits
should be spread to more than just a small number of towns. There is a concern that lack of growth
in villages could lead to less support for existing services.

5.23 A wider distribution of development would significantly reduce opportunities for large allocations
and the majority of new development would occur on small infill sites within the towns and villages.
This would reduce the amount of affordable housing being provided as the threshold for affordable
housing contributions is proposed to be 10 or more dwellings in the towns. While the threshold is
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reduced to 2 or more dwellings in the villages, it is not considered appropriate to rely on these smaller
infill plots to bring forward the affordable housing that the District requires as there is such a great
need. Contributions towards other infrastructure requirements such as highway improvements and
open space would also be reduced if development occurred on small infill plots.

5.24 National and regional policy for rural areas is clear in focusing development in market towns and
other service centres so that employment, housing and services can be provided close together
thus helping to ensure that there are opportunities for access by walking and cycling. However,
concerns exist that an over-concentration on urban areas could damage rural communities and fail
to deliver enough affordable housing.

Comparison of effects

5.25 The range of housing proposed for each town provides a framework for housing allocations in the
Site Specific Proposals document, however it allows social, environmental and economic
considerations to influence the precise amount of new housing proposed in each of the settlements.
This should ensure that particular objectives of protecting important landscapes and townscapes,
reducing vulnerability to coastal change and flood risk, improving accessibility to essential services
and encouraging patterns of movement to support economic growth are met.

5.26 The alternative approach of requiring that the four Principal Settlements receive the greatest amount
of housing allocations could have resulted in damage to the sensitive AONB landscape around
Cromer and Sheringham and pressure on roads and services in North Walsham for example.

5.27 Allowing substantial further growth in villages could have a detrimental impact on objectives such
as reducing the effect of traffic on the environment, protecting the character of villages, improving
accessibility to essential services and facilities and encouraging efficient patterns of movement that
support economic growth. However allowing further infill development and more allocations in the
villages would increase the housing supply in the rural area, whilst there is high demand for these
houses from retired people and second home -owners, to actually influence the price of houses
through increased supply so they are affordable to local people would need such a huge number
of new houses that the character of villages would be substantially altered. The approach of making
allocations within the Service Villages (which would be subject to affordable housing contributions)
and the ‘rural exception site’ policy are considered to be more likely to provide affordable housing
for the local population.

Impact on indicators

5.28 The policies will have an impact on a wide range of indicators. Those of note include:

The amount of contaminated land being remediated, as large scale development can provide
the opportunities and finance for this (ENV4)
A fairly high % of new development will probably be provided on greenfield land as allocations
will be made within the main towns to accommodate the growth required (ENV5)
% of commuter travel by sustainable modes could increase as a result of concentrating new
development in the towns (ENV8 and EC5)
% of electricity derived from renewable sources could increase as a result of making large
allocations where integration of renewable energy will be required (ENV10)
Opportunities for providing affordable housing will be maximised by making allocations where
cross-subsidy can bring forward provision (S4)
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%of dwellings completed in locations accessible by public transport to essential services should
increase as a result of concentrating new development in the towns (S10)
A high % of employment development could occur on previously developed land as several
pieces of employment land are being retained as such and not re-allocated for residential
purposes (EC1, EC6)

Proposed mitigation measures

5.29 The approach concentrates the majority of new growth within the main towns and this could result
in a significant proportion of new development on greenfield land as there may not be enough
brownfield land within the towns to accommodate the growth required. It will therefore be important
to strike a balance between brownfield and greenfield allocations to try and minimise the amount of
undeveloped land lost to development.

5.30 It is also important to ensure good quality and high standards of new development that respects
existing landscapes and townscapes to protect the character of the District.

5.31 Strict negotiations will be required on the housing allocations to ensure that high levels of affordable
housing are provided, and these should be provided on site and integrated within the development
so as not to create isolated areas of social housing.

Strategic Environment Policy (SS4)

Justification

5.32 The Environment policy sets the strategic context for the development control policies. It seeks to
protect and enhance the natural and built environment of North Norfolk and requires that new
development is located and designed so as to mitigate and adapt to future climate change. It protects
areas of landscape and biodiversity interest from harm and encourages the restoration, enhancement,
expansion and linking of these areas through a variety of measures. Where there is no conflict with
biodiversity interests, public enjoyment and use of the natural environment will be encouraged. All
of these aims are required by Government guidance and there were no other realistic options to
assess.

Impact on SA objectives; environmental

5.33 Protecting and enhancing areas of landscape or biodiversity interest has clear environmental benefits.
Particularly, the approach encourages the expansion and linking of areas through the creation of
ecological networks, and this is an important concept in ensuring the continued survival of species
in the face of changing temperatures, conditions and impact of new development. The policy will
also contribute towards the SA objective of limiting or reducing contributions to climate change by
requiring that new development be located and designed so as to reduce carbon emissions and
mitigate and adapt to future climate change.

Impact on SA objectives; social

5.34 The approach also has social benefits in that access to the countryside and creation of links and
networks between development and surrounding areas can encourage more people to cycle and
walk and partake in a healthy lifestyle, improve the quality of the environment where people live and
improve accessibility.

35North Norfolk Core Strategy Sustainability Appraisal

Core Strategy Policies5



Impact on SA objectives; economic

5.35 The quality of the natural environment is key to the local tourism economy and protection is essential
to support this industry. Business decisions can be made on quality of life and environmental issues
and therefore the approach can aid the economy of North Norfolk through investment decisions.

Options considered

5.36 No alternative approaches were considered as Government guidance requires protection and
enhancement of biodiversity and natural resources. To adopt an approach that did not seek to protect
and enhance the environment would be contrary to guidance and would also threaten the distinctive
and high quality environment that makes North Norfolk special.

Impact on indicators

5.37 The approach should have a favourable impact on several SA indicators, including:

Net change of SSSI condition (ENV1)
Biodiversity Action Plan progress (ENV1)
Area of agricultural land entered into higher level service agreements
% of eligible open spaces managed to Green Flag award standards (S6)

Proposed mitigation measures

5.38 Schemes will need to be carefully assessed in order to ensure a balance between biodiversity,
landscape and public access. The three are not always compatible and what may be attractive in
visual terms is not necessarily the most beneficial for biodiversity. Also public access to certain
areas can threaten sensitive wildlife, particularly at certain times of the year. However, careful
management of protected areas can reduce any possible impacts. Also with proper planning many
schemes can benefit both biodiversity and landscape character, such as planting of woodland,
creation or restoration of salt and fresh marshes etc.

Strategic Economic Policy (SS5)

Justification

5.39 The Economic policy was informed by several pieces of background evidence, such as the Rural
Economy Study, the Retail and Commercial Leisure Study, the Tourism Study and analysis of the
travel to work data. These pointed to the need to support employment, support the role of the town
centres, protect the environmental assets that are important for tourism and support the rural
economy, for example through farm diversification schemes.

5.40 The policy requires that a range of sites and premises bemade available for employment development
through protection of existing sites and allocation of new areas. The tourism economy is supported
by retaining a mix of accommodation and encouraging new accommodation and attractions that will
help diversify the offer and extend the season in locations that can accommodate development. The
vitality and viability of the rural economy and town centres will also be supported.

Impact on SA objectives; environmental

5.41 Concentrating new employment development in those areas that have good road access will limit
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unsuitable traffic movements on country roads. Locating development in the Principal and Secondary
settlements will also mean that employees can access the jobs by means other than the car. This
has environmental benefits in terms of reducing traffic emissions and also enables those on low
wages who cannot afford a car to access a range of employment opportunities.

Impact on SA objectives; social

5.42 As stated above, concentrating economic development in the main settlements where there is a
large population and public transport links to/from other areas enables those on low wages who
cannot afford a car to access a range of employment opportunities.

Impact on SA objectives; economic

5.43 Concentrating development in these locations will also support the vitality of the main settlements
as employees will use other services and facilities before and after work. A range of sites for
employment development will be identified in the Principal and Secondary settlements, which will
enable investment across the District. Investment will be permitted in the Countryside through
extensions to existing businesses, re-use of existing buildings, farm diversification schemes and
re-use of redundant defence establishments.

Options considered

5.44 Alternative approaches of allowing unrestricted conversion of employment uses to other commercial
uses and allowing new build employment development in the Countryside were considered in the
Preferred Options document and sustainability appraisal report.

5.45 The alternative approach of allowing conversion of existing employment uses to other commercial
uses could reduce the land available for employment development and could threaten the vitality
of town centres if shops and other commercial uses locate outside the town centre on industrial
estates on the outskirts of town. It could also threaten the long term presence of small employers if
there is pressure to convert their business premises to other uses.

5.46 Comments were raised during the Preferred Options consultation on the Core Strategy and the Site
Specific Proposals documents that some employment land should be released for housing
development. Whilst this may be suitable in a few locations, there is concern about the loss of
brownfield employment land (that often contains existing buildings) to housing. There is often a lack
of business confidence in investing in greenfield employment land development, and provision of
all the buildings and infrastructure that is required. However, there has been turnover and take-up
of vacant brownfield plots over recent years. These brownfield sites are often well related to town
centres and residential areas, therefore assisting with the jobs / homes balance.

5.47 Allowing large scale new build in the Countryside would result in a wider spread of development
and could disturb rural areas in terms of noise, light pollution and increased levels of lorries and
other vehicles on unsuitable country roads. Employment would be spread across the District which
may provide more local opportunities, but could also result in people having to travel longer distances
to access employment – and alternatives to the car would not always be possible.

Impact on indicators

5.48 The strategic economy policy could affect the following SA indicators:

The amount of contaminated land being remediated, as large scale employment development
can provide the opportunities and finance for this (ENV4)
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% of commuter travel by sustainable modes could increase as a result of concentrating new
employment development in the towns (ENV8 and EC5)
Workforce employment levels may increase as employment land and opportunities are made
available (S5)
Available employment land will be monitored to ensure there is adequate supply (EC1)
Amount of employment land lost to residential development should be fairly low as this would
not be permitted (EC1)
The approach would allow planning consents to be granted for business premises outside
towns, by reuse of existing buildings, extensions and existing businesses and farm diversification
schemes, and also where environmental or other considerations mean that a town site is not
suitable (EC2).
While the LDF can ensure adequate provision of land it cannot ensure an increase in the amount
of floor space developed as this will be bought forward by private companies (EC3)
Employment development on previously developed land may not be very high, as greenfield
allocations will be made which may be easier to develop than brownfield sites. However, within
the Countryside, greenfield development is limited and the reuse of existing buildings is
encouraged.

Proposed mitigation measures

5.49 All proposals will need to be carefully assessed for their impact on the natural and built environment.
The amount of available employment land will need to be monitored to ensure that adequate supply
is available, and conversely, allocations may need to be reviewed if there is no demand.

Strategic Access and Infrastructure policy (SS6)

Justification

5.50 The purpose of the policy is to ensure that new development does not take place without adequate
provision of infrastructure and to ensure that development supports the aim of reducing reliance on
car-travel and provides opportunities for access by a choice of travel modes. These aims are
supported by Government guidance, and consultations with local infrastructure providers gave
information on local constraints. Details of these are provided in the Implementation and Monitoring
section of the Core Strategy document. There is a need to increase the accessibility of services,
employment and facilities as there is limited public transport available in North Norfolk and therefore
limited alternatives to the car.

Impact on SA objectives: environmental

5.51 The policy requires that new open space is provided in development which will create valuable green
spaces for wildlife and assist in creation of a network of such spaces. This will help wildlife adapt to
future climate changes by allowing species to migrate across an area. The requirement that
permission will not be granted unless there is adequate capacity in existing local infrastructure,
including sewage treatment works, is important as there are serious concerns about the impact of
new development on water quality if it is not properly treated. Increasing the accessibility of services
and facilities by means other than the car can also help reduce carbon emissions, therefore improve
air quality and help reduce climate change.

Impact on SA objectives: social

5.52 Increasing the accessibility of jobs, services and facilities by means other than the car can also help
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people partake in a healthier lifestyle, and enable access for those without a car. This will contribute
towards SA objectives of improving the health of the population, reducing poverty and social exclusion,
providing opportunities for rewarding employment and improving accessibility to essential services.

Impact on SA objectives: economic

5.53 Enhancement of walking and cycling routes will help create a sustainable tourist economy, taking
advantage of the increase in popularity of walking and cycling holidays. These routes will support
the wider tourist economy through visitor spend at attractions, restaurants etc.

5.54 Requirements on developers to meet additional requirements for open space and infrastructure
arising from their proposals will be an additional development cost, however it is a well established
principle that development should contribute to these demands.

5.55 The policy should have a positive impact on SA objectives of encouraging efficient patterns of
movement to support economic growth and encouraging sustainable economic growth.

Alternatives considered

5.56 Through development of the Preferred Options report, a less pro-active approach towards developing
cycling and walking opportunities away from main settlements was looked at. Other options for
developer contributions and a transport strategy were not investigated because government guidance
requires that LDFs set out the criteria where developer contributions will be sought and that policies
encourage sustainable modes of travel. Further details are provided in the draft SA report published
at Preferred Options stage.

Comparison of effects

5.57 A less pro-active approach towards walking and cycling routes would undermine sustainable tourism
and healthy lifestyle objectives.

Impact on indicators

5.58 The strategic Access and Infrastructure policy could affect the following SA indicators:

provision of new open space could assist in achievement of Biodiversity action plan targets
(ENV1)
planning permission will not be granted unless there is adequate capacity in local infrastructure,
including sewage treatment works, which should assist with water quality objectives (ENV2)
Maximising the use of non-car modes will assist with improving air quality, reducing the effect
of travel on the environment, increasing commuter travel by sustainable modes, promoting a
healthy lifestyle (ENV5 & 8 and S1)
The requirement that new development provides links to public transport and walking and
cycling networks will also improve accessibility for those most in need and result in dwelling
completions in accessible locations (S10) and encourage efficient patterns of movement and
% of travel to work journeys by sustainable modes (EC5)

Proposed mitigation measures

5.59 The capacity of local infrastructure will need to be carefully assessed when looking at proposals,
and relevant bodies, such as the Environment Agency, consulted to ensure that proposals can either
be carried out without detriment to the environment and capacity of the area or that appropriate
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mitigation measures are put in place. The growth proposed is to be phased in accordance with
capacity issues, and further details are provided in the Implementation and monitoring section of
the Core Strategy document.

5.60 Proposals will need to be carefully assessed to ensure appropriate provision relating to cycle and
walking routes is secured and any routes provided should be safe and secure for all.

Development Control Policies

5.61 The Core Strategy also contains the generic development control policies that will be used to
implement the strategic policies and provide guidance when dealing with planning applications.
Many of the development control policies are simply a refinement of the Preferred Options and in
these cases the SA guidance (xi) advises that a further SA is not needed. However, where a policy
is a significant revision to an approach, or where a new policy has emerged that was not previously
appraised, then the environmental, social and economic impacts of that policy are summarised in
the sections below.

Sustainable construction and energy efficiency (EN6)

Justification

5.62 The preferred approach of requiring that new development incorporates sustainable construction
and energy efficiency principles was generally supported in the Preferred Options consultation,
however various representations stated that the approach should go further and impose more
stringent requirements on developers. Since the publication of the Preferred Options report several
pieces of Government guidance (xii) have been published that give further weight to environmental
considerations and these have been used to develop the submission policy.

5.63 The Code for Sustainable Homes scores new dwellings against categories such as water and energy
use. Requiring that all new dwellings achieve a particular rating is important in order to achieve the
numbers of dwellings proposed in a sustainable way.

5.64 There will be cost implications to achieving a particular standard, principally through an increase in
construction costs of meeting the energy requirements. The Government consultation ‘Building a
Greener Future; Towards zero carbon development’ found that achieving Code level 3 would add
around 2-3% on construction costs (or around £2,000 per dwelling) and estimates that to reach level
4 could add about 4-7% onto current construction costs. It also found that, given current prices and
energy consumption levels, achieving Code level 3 would save households around £50 per year
and Code 4 would save them around £100 per year.

5.65 The Building a Greener Future report states that new build dwellings already sell at a premium over
second-hand houses and this premiummay be able to be increased if it can offer higher environmental
standards. Therefore while the standards may lead to a small increase in the price of new build it
will not alter existing dwellings and there is likely to be negligible impact in terms of average overall
house prices. The increase in construction costs could also be absorbed by developers, and over
time this would be passed back to landowners in terms of the price paid for land.

5.66 Schemes receiving Housing Corporation funding are currently required to achieve EcoHomes ‘Very

xi Sustainability Appraisal of Regional Spatial Strategies and Local Development Documents, paragraph 3.5.2
xii These include the Code for Sustainable Homes, Building a Greener Future and a draft PPS on climate change
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Good’ standard and will shortly be required to achieve a 3 star rating under the Code for Sustainable
Homes. However, there are additional requirements placed on market housing schemes, such as
contributions to affordable housing, education and other infrastructure that social housing schemes
do not incur. The policy therefore only requires that new houses initially achieve at least a two star
rating, as imposing very strict standards on developers may compromise the ability to secure the
desired contributions towards affordable housing and other infrastructure.

5.67 Requiring a two star rating would result in at least an 18% improvement over Target Emissions Rate
(2006 Building Regulations), a maximum water use of 120 litres per person per day and then
developers would need to make the remaining points required for 2 star rating from the other
categories, such as installing energy efficient light fittings, installing or providing information on
energy efficient white goods, using responsibly sourced building materials, reducing surface water
run-off, minimise construction waste etc

5.68 The Government has signalled their intention that all new homes should be zero carbon by 2016
and is currently consulting on proposals to strengthen Building Regulations to achieve the following
carbon savings: (the equivalent Code standard is also shown)

Table 6 Targets for energy / carbon improvement

201620132010

Zero carbon44%25%Energy / carbon improvement as compared
to Part L Building Regulations 2006

Code level 6Code level 4Code level 3Equivalent energy / carbon standard in the
Code

5.69 Even if Building Regulations are tightened to achieve this, the Code looks at wider issues beyond
emissions and it is therefore considered appropriate to require that Code standards are also met to
ensure that issues such as water use, recycling provision etc are considered at the design stage.

5.70 Recent Government publications all point to a commitment to achieving improved energy efficiency
and sustainability and rising targets over time, and the policy reflects this by requiring that by 2010
new dwellings achieve at least a 3 three star rating, rising to at least 4 star by 2013.

5.71 Views were expressed during the Preferred Options consultation that that the requirement that 10%
of the energy used on developments over 1,000 square metres or 10 dwellings be from renewable
energy does not go far enough and that the target could be higher and the threshold of 10 houses
lower. Views were also received querying the viability and practicality of the 10% requirement. In
response, the target of 10% is considered appropriate as it is realistic, achievable and is consistent
with the East of England Plan and the draft PPS on Climate Change.

5.72 The East of England Plan states that local authorities should encourage the supply of energy from
decentralised renewable and low carbon energy sources and that at least 10% of the energy
consumed in new development of more than 10 dwellings of 1,000 sqm of non-residential floorspace
should come from such sources. (Policy ENG 1)

5.73 The PPS on climate change also confirms this commitment and the suggested target of 10%. It also
states that when setting such a policy requiring this regard should be had to the overall costs of
development, the availability of renewable technology in the area and the desire to secure the
housing supply shown in the housing trajectory.

5.74 The 10% target and the threshold in the policy have been proven to be achievable in several other
areas. The London Borough of Merton was the first authority to require a % of energy used be
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produced from renewable energy and a TCPA survey of local authorities in July 2006 (xiii) found that
over 100 authorities have, or are planning to adopt, a similar policy. Amongst these the most common
target was 10% applied to a threshold of 10 dwellings or developments over 1,000 sq metres. Build
costs are not significantly higher in North Norfolk and there is potential for a variety of renewable
sources to be used. Therefore the 10% target should be achievable without being too onerous. A
higher target is not suggested as it needs to be considered against other requirements on developers,
such as contributions towards affordable housing. The experience in Merton is that the requirement
adds about 2 to 3% additional build cost, although costs of renewable technology are expected to
fall over time as the market expands. It is proposed however that the target rises over time to reflect
increasing targets at the regional and national level, and also that technology will become more
viable and available over time.

5.75 It is also important to reduce the energy used in buildings and the approach requires new development
to maximise energy efficiency, reduce emissions, reduce resources used during construction and
lifetime of the building and consider measures for adapting to longer-term climate change through
a variety of measures. Applicants will be required to demonstrate how they have achieved this.
Reducing the energy requirements of a development does of course mean that a smaller, and
therefore cheaper, renewable system can be used.

Impact on SA objectives; environmental

5.76 As discussed above, the policy should have a beneficial impact on the environmental objectives of
limiting or reducing contributions to climate change and improving air quality.

Impact on SA objectives; social

5.77 The energy efficiency measures should result in houses and buildings that are cheaper to run and
create healthier environments to live and work in, therefore having a positive effect. As discussed
above, the 10% target is achievable and should also ensure that other objectives such as provision
of affordable housing and social facilities can be provided.

Impact on SA objectives; economic

5.78 The policy will increase building costs which may affect development rates. The economics of this
are discussed in the justification above. There is however growing demand from purchasers for
more environmentally friendly and energy efficient homes and buildings, and some of these may
command a higher selling price. The requirements are being introduced across the country through
LDF policies, as required by national and regional guidance, and changes will also be imposed
through the Building Regulations. This will ensure that developers in North Norfolk are not subject
to unduly onerous requirements as compared to other areas.

Alternatives considered / Comparison of effects

5.79 Different percentage figures were considered, however, as discussed above, requiring a higher
percentage could threaten achieving other objectives such as affordable housing.

Impact on indicators

5.80 The policy should have an effect on the following SA indicators:

xiii ‘Using the Merton Rule’, TCPA survey July 2006.
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To ensure that supplies of water remain sustainable (ENV3)
To improve air quality (ENV6)
To minimise the production of waste and support recycling (ENV9)
to limit or reduce contributions to climate change (ENV10)
to reduce poverty, inequality and social exclusion (S2)

Proposed mitigation measures

5.81 Development rates will be monitored to check that the requirements are not limiting the growth
proposed. Proposals will need to be carefully scrutinised to ensure that the requirements are being
incorporated. Requiring Code for Sustainable Homes standards means that this can be measured
in an objective and enforceable way. The Council has recruited an Environment Policy Officer to
help assess the applications and give advice to developers on meeting the requirements.

Flood Risk (EN10)

Justification

5.82 The preferred approach of restricting development in areas at risk of flooding took on board the
principles in PPS25; Development and Flood Risk and was generally supported in the Preferred
Options consultation. Following analysis of the responses, publication of the final PPS25 and further
consultation with the Environment Agency, the approach was made clearer and more specific to
North Norfolk's circumstances. The Council, in conjunction with the Broads Authority, Broadland,
Norwich and South Norfolk Councils, has also commissioned a Strategic Flood Risk Assessment
(SFRA) to define flood risk zones 3a and 3b, take into account other sources of flooding and of
future climate change implications such as rising sea levels and increases in rainfall intensity and
river flow. A first stage SFRA which discussed the issues arising in each authority's area and set
the brief for the full (stage 2) SFRA was published in October 2006. The full SFRA was published
in July 2008.

5.83 As large areas of North Norfolk that are suitable for development are in flood zone 1 it is considered
appropriate that development should be steered to these locations and restricted elsewhere. The
vast majority of the areas at risk of flooding in North Norfolk are in zone 3 (highest risk). PPS25
distinguishes between zone 3a and 3b in terms of appropriate land uses and the Strategic Flood
Risk Assessment (SFRA) should provide this detail.

5.84 PPS25 does not allow ‘highly vulnerable’ uses (police, fire and ambulance stations, caravans for
permanent residential use etc) in zone 3a or 3b. More vulnerable uses (dwellings, hotels, holiday
caravans etc) are not allowed in zone 3b and should only be allowed in zone 3a where there are no
alternative sites readily available in the lower risk flood zones and where the Exception Test is
passed. Less vulnerable uses (shops, offices, restaurants, general industry etc) are allowed in zone
3a. The Exception Test is only to be applied where the LPA is left with no other option, i.e. where
there are large areas of land in zone 2 and 3 and the sequential test cannot deliver acceptable sites,
but where some continuing development is necessary.

5.85 Because the vast majority of the District is not at flood risk it is considered that the sequential
approach should be applied rigorously. Therefore new development in flood risk zones will be limited
to less vulnerable uses in zone 3a where there is an identified need for it to be situated in that
location, minor development and water compatible development.

5.86 This approach would allow for some continued development in flood risk zones to support the
community and economy, i.e. commercial and leisure extensions with a footprint of less than 250
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metres square, alterations that do not increase the size of the building and ‘householder’ development
such as garages and extensions to existing dwellings to be permitted in flood risk zones, therefore
allowing continuing investment and development in these areas.

5.87 Concerns were raised by the Home Builders Federation (HBF) about the practicalities of adoption,
implementation and long term maintenance of Sustainable Drainage Systems (SUDS). The initial
comments from the Environment Agency were that ‘developers have a misconception that SUDS
cannot always be implemented because of site constraints, however it is usually possible to use
one or more of a range of techniques. SUDS should be required, or developers should show through
adequate assessment why it is not possible and that other options are being pursued’. The EA and
PPS25 have subsequently confirmed this commitment. The implementation of SUDS will require
negotiations and commitment by the Council however they are an important step in managing flood
risk in the area.

Impact on SA objectives; environmental

5.88 The policy has a beneficial impact on those SA objectives relating to flooding and coastal erosion
and the requirement for SUDS can improve water quality.

Impact on SA objectives; social

5.89 New dwellings will not be permitted in flood risk zones, which will ensure that houses are provided
in appropriate locations but may restrict choice. However, as the majority of the District is in zone
1, there is lots of land suitable for development in the vicinity. Police, ambulance, fire stations and
hospitals are in PPS25 'highly vulnerable' category and their location will be strictly assessed to
ensure they continue to be operative, therefore increasing their accessibility and usability.

Impact on SA objectives; economic

5.90 While development is restricted in flood risk zones, some types will still be permitted such as
extensions and 'less vulnerable' uses such as shops, general industry and restaurants. This will
enable development to continue in these areas, therefore reducing the risk of 'blight', while ensuring
that vulnerable development is not put at risk.

Alternatives considered

5.91 No alternative approaches were considered at the Preferred Options stage as the approach of
restricting development in flood risk zones accorded with PPG25 and PPS25.

Impact on indicators

5.92 The policy could affect the following indicators:

Number of dwellings permitted in flood risk zones (ENV11)
Number of planning applications approved against Environment agency advice (ENV12)

Proposed mitigation measures

5.93 The SFRA will be used to provide the details of flood zones 3a and 3b in parts of the District. Planning
applications will also need to be supported by site specific flood risk assessments, looking at the
level of risk in more detail and incorporating mitigation measures as appropriate.
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Coastal erosion (EN11) and Replacement of development affected by coastal erosion
risk (EN12)

Justification

5.94 The preferred option took a precautionary approach to development in areas at risk of coastal erosion
and suggested that a Coastal Area Action Plan be prepared to look at the implications of coastal
erosion in more detail and also that housing allocations should not be made in those villages that
are at risk from erosion until the results of the Action Plan were received. However, in light of the
consultation responses and decisions taken by the Council to undertake some further coast protection
works in the most vulnerable locations in order to ‘buy time’ whilst the Council and DEFRA explore
further potential adaptation measures, the Core Strategy no longer proposes a discrete Coastal
Area Action Plan but rather includes specific policies on erosion and for replacement of buildings
that are at risk from erosion. Allocations in the coastal Service Villages will be considered in the Site
Specific Proposals Document in due course. Many of the issues raised and the time-frame over
which they will be felt, go beyond the Core Strategy, and therefore a Coastal Management Plan will
be prepared separately from the LDF which will look at a wide range of issues affecting the coast
such as adapting to change, how to sustain the local economy and protection of important local
facilities and historic assets.

5.95 Allowing replacement development in the Countryside area is intended to minimise the blighting
effects that could be caused by the erosion predictions in the Shoreline Management Plan. Limitations
are placed on the circumstances in which such new development is allowed in order to protect the
environment and also to secure current uses for the short-term.

Impact on SA objectives; environmental

5.96 The policies should reduce vulnerability to coastal change by restricting new development in areas
at risk and should also protect the sensitive coastal environment by requiring that when buildings
are relocated the existing site should be made safe, secure and managed for environmental or social
benefit.

Impact on SA objectives; social

5.97 New services and facilities will generally not be permitted in areas at risk, and existing ones will be
permitted to re-locate to areas outside the coastal erosion zones, therefore ensuring their continued
existence and accessibility. Also, allowing minor development in the erosion zones will allow existing
properties to be improved, for the benefit of owners and occupiers. Allowing temporary uses, including
employment and tourism, will permit some economic development that can support employment.

Impact on SA objectives; economic

5.98 Identifying the areas at risk may deter investment in the area, however temporary and minor
development will continue to be permitted which is intended to minimise the blighting effects that
could be caused.

Alternatives considered / Comparison of effects

5.99 A total ban on development in areas at risk from coastal erosion was considered at the Preferred
Options stage. While this would reduce the risk to new development, it could create blight in those
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areas which would affect their vitality and viability. Allowing certain minor development and temporary
uses was considered more satisfactory as it will allow existing residents and businesses to continue
to use and enjoy their property.

Impact on indicators

5.100 The policy could affect the following indicator:

number of dwellings permitted within the coastal erosion zone (ENV11)

Proposed mitigation measures

5.101 Policies will need to be carefully assessed to see if it can demonstrate no significant risk to life or
property and proposals for relocation will need to ensure that the previous site is made good.

Developer contributions (CT2)

Justification

5.102 The preferred approach set out the matters that may be required through developer contributions,
however did not state what threshold would be applied for these. Comments were made during the
consultation period about the type and scope of contributions that may be sought. The submission
policy has had regard to the representations and applies a threshold of 10 dwellings for negotiations
on developer contributions. It is not considered appropriate to require contributions from every single
new dwelling as the additional demand placed on existing facilities will be minimal. A threshold of
10 dwellings, in line with the definition of major development, was considered appropriate as it is a
recognised threshold of where developments can raise more than local concerns, and developments
of this size are more likely to place additional demands on local facilities. A detailed SPD is to be
prepared to provide details on the financial arrangements and negotiations that will be involved.

5.103 The national approach to developer contributionsmay change as a result of Government consultations
on a new system of planning obligations through the Community Infrastructure Levy that could apply
to every new dwelling. This could trigger a review of policy in the future.

Impact on SA objectives; environmental

5.104 The policy could have beneficial impacts as it will require that matters such as habitat replacement,
transport improvements, waste recycling and drainage and flood prevention could be provided
through developer contributions.

Impact on SA objectives; social

5.105 The policy could have beneficial impacts as it will require that matters such as health and social
care provision, affordable housing, open space, recreation and landscape improvements and transport
improvements including footpaths and cycleways could be provided through developer contributions.

Impact on SA objectives; economic

5.106 Contributions may impact on the profitability of schemes, however they are limited to schemes over
a threshold of 10 dwellings where profit margins are greater. Also, negotiations allow that where, in
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