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Section 3 – Understanding the County 

3.1 Administrative Boundaries 

Within Norfolk there are seven separate District Council areas7 (as shown in Fig.2), each of which is a 

Local Planning authority.  Overlying parts of five of these areas (and also part of Waveney District in 

Suffolk) is the Broads Authority which is the Local Planning Authority for its area rather than the 

District Councils. The Broads Authority Executive Area (in which the Broads Authority are the 

planning authority) overlays these administrative areas and is illustrated in Figure 1. 

 

In addition to the eight Local Planning Authorities the County Council are also a Local Planning 

Authority responsible for minerals and waste planning as well as certain operational development 

related to their functions (most notably for educational development).  As County wide plans are 

already in place for minerals and waste8 this framework does not address minerals and waste 

                                                           
 

7
 Breckland District Council, Broadland District Council, Great Yarmouth Borough Council, King’s Lynn and West 

Norfolk Borough Council, North Norfolk District Council, Norwich City Council and South Norfolk Council.  
8 https://www.norfolk.gov.uk/what-we-do-and-how-we-work/policy-performance-and-partnerships/policies-

and-strategies/minerals-and-waste-planning-policies/adopted-policy-documents 

 

Figure 2: Map of Norfolk District boundaries and the major transport connections. 2017 

https://www.norfolk.gov.uk/what-we-do-and-how-we-work/policy-performance-and-partnerships/policies-and-strategies/minerals-and-waste-planning-policies/adopted-policy-documents
https://www.norfolk.gov.uk/what-we-do-and-how-we-work/policy-performance-and-partnerships/policies-and-strategies/minerals-and-waste-planning-policies/adopted-policy-documents


 

Consultation Draft Norfolk Strategic Framework      Page 11 

 

matters further although further iterations of these documents will doubtless need to reflect our 

shared ambitions for growth. 

Social, economic and environment considerations are neither determined by, nor constrained to, the 

administrative boundaries of the various planning authorities. Some issues affect single authorities, 

others are universal to the whole of the County, and across the area there are strong functional 

relations between places administered by neighbouring authorities. Indeed some settlements 

straddle the boundaries of planning authorities (Wroxham and Hoveton), as does the infrastructure 

which is necessary to support development.  

The economic geography of Norfolk is complex as it reflects a multicentric area and boundaries tend 

to be fuzzy.  Overall the County has a relatively high level of self-containment as the vast majority of 

the resident workforce stay in Norfolk for work, although there are some strong functional cross 

county boundary linkages9. 

Within the County the three larger urban areas of Norwich, King’s Lynn and Great Yarmouth have a 

considerable influence providing jobs, retail, health care and a broad range of services and facilities 

as well as homes for a significant proportion of the county’s population. These three centres are 

located in the east, west and centre of the County and have relatively limited functional connection 

with one another, notwithstanding the A47 linking all three.  

3.2 Housing Markets 

Housing Market Areas (HMAs) are defined by household demand and preferences for all types of 

housing, reflecting the key functional linkages between places where people live and work.  In 

defining them, regard is given particularly to: house prices and rates of change in house prices; 

household migration and search patterns; and contextual data (for example travel to work area 

boundaries, retail and school catchment areas).  They tend to represent “...the geographical area in 

which a substantial majority of the employed population both live and work and where those moving 

house without changing employment choose to stay”10.  All areas need to be identified as being 

within a housing market although housing market areas can overlap. Norfolk HMAs can be seen in 

Figure 3. 

The Norfolk Districts and the Broads Authority have produced up to date Strategic Housing Market 

Assessments (SHMAs) which cover the entire County11.  Within the Central Norfolk SHMA area 

(comprising of Broadland District Council, Norwich City Council and South Norfolk Council) a case can 

also be made for the identification of a core area based around Norwich and its immediate environs 

including parts of both South Norfolk and Broadland District Councils. Outputs from the Central 

Norfolk SHMA include separate conclusions in relation to this core area. 

                                                           
 

9
 The linkages between Great Yarmouth and Lowestoft; the settlements in the Waveney Valley; and between 

King’s Lynn and the Fens and Cambridge being particularly important. 
10

Local Housing Systems Analysis: Best Practice Guide. Edinburgh: Scottish Homes   
11

 See https://www.norwich.gov.uk/download/downloads/id/3993/shma_-_june_2017.pdf 
https://www.west-norfolk.gov.uk/download/downloads/id/1736/shma_document.pdf 
https://www.great-yarmouth.gov.uk/CHttpHandler.ashx?id=1241 

https://www.norwich.gov.uk/download/downloads/id/3993/shma_-_june_2017.pdf
https://www.west-norfolk.gov.uk/download/downloads/id/1736/shma_document.pdf
https://www.great-yarmouth.gov.uk/CHttpHandler.ashx?id=1241
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The boundaries of Housing Market Areas will rarely correspond with the administrative boundaries 

of Local Authorities (Fig.3). In Norfolk there are three distinct HMAs centred on Norwich, King’s Lynn, 

Yarmouth and their surrounding hinterlands. However there are some areas of the County which are 

distant from any of these centres, functional links are less apparent, and the case for inclusion within 

one HMA rather than another is less compelling.  To ensure comprehensive coverage the Norfolk 

Authorities have agreed that the boundaries of the Housing Market Areas should be co-terminus and 

because housing targets will be set for each Planning Authority area the boundaries of HMAs should 

be ‘snapped to’ Authority boundaries. 

 

Agreement 4 –To produce and maintain Strategic Housing Market Assessments covering 

the three contiguous and non-overlapping broad market areas of Great Yarmouth, Central 

Norfolk and West Norfolk 

The housing needs of the relevant parts of the Broads Authority Area are included within the SHMAs 

for Central Norfolk, Great Yarmouth and Waveney.  The level of need within the Broads Authority 

area is specified within the Central Norfolk SHMA12. 

                                                           
 

12
 See pages 132-134 of the Central Norfolk SHMA 

https://www.norwich.gov.uk/download/downloads/id/3993/shma_-_june_2017.pdf 

Figure 3: Map of Norfolk agreed housing markets and major transport connections. 2017 

https://www.norwich.gov.uk/download/downloads/id/3993/shma_-_june_2017.pdf
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By virtue of the methodological requirements of the definition HMAs, the Central Norfolk Housing 

Market is very large and includes settlements some considerable distance apart which have little or 

no functional connection.  In response to this the Central Norfolk Strategic Housing Market 

Assessment13 defines a core housing market area identifying the settlements with the strongest 

connections to the Norwich Urban Area.  This supports the decision to prepare separate Local Plans 

for North Norfolk and Breckland District Councils (see below). 

3.3 Strategic Functional Economic Market Areas 

Government guidance recognises that since patterns of economic activity vary from place to place, 

there is no standard approach to defining a functional economic market area.  However in 

recognising these areas it is possible to define them by taking account of factors including: 

 extent of any Local Enterprise Partnership within the area; 

 travel to work areas; 

 housing market area; 

 flow of goods, services and information within the local economy; 

 service market for consumers; 

 administrative area; 

 catchment areas of facilities providing cultural and social well-being; and 

 transport networks. 

Boundaries of Travel to Work Areas (TTWAs) are illustrated below in Figure 4.  Information on retail 

matters are captured within the existing evidence base supporting Local Plans14.  Both these sources 

suggest that whilst Norwich is a major Regional Centre and draws trade from an extensive 

catchment across Norfolk and the wider region, both King’s Lynn and Great Yarmouth retain a 

sufficient degree of self-containment to be considered in different functional economic market areas 

for most purposes.   

It should also be noted that there are some very strong and significant cross boundary functional 

economic relationships.  Great Yarmouth has particularly strong links with Lowestoft to the South. 

Within the Waveney Valley there are strong relationships between settlements on both sides of the 

County boundary.  In the West of the County, King’s Lynn in particular has functional economic 

linkages to the Lincolnshire and Cambridgeshire Fens.  Settlements such as King’s Lynn, Downham 

Market and Thetford also benefit to some extent by good access to the Cambridge economy.   

The position within the Central Norfolk area is again more complicated as for certain economic 

functions (such as higher order retail and cultural activities) the catchment area extends over the 

whole of Central Norfolk areas; there are far weaker connections in other areas of economic activity.  

In outer parts of the Central Norfolk area there is little functional connection for convenience 

                                                           
 

13
 See pages 35-36 of the Central Norfolk SHMA 

https://www.norwich.gov.uk/download/downloads/id/3993/shma_-_june_2017.pdf 
14

 See in particular www.greaternorwichgrowth.org.uk/dmsdocument/816 

https://www.norwich.gov.uk/download/downloads/id/3993/shma_-_june_2017.pdf
http://www.greaternorwichgrowth.org.uk/dmsdocument/816
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shopping and the proportion of working residents who work in the Norwich urban area is very low15. 

Both Thetford and Mildenhall and Cromer and Sheringham are still regarded as being distinct Travel 

to Work Areas.   These are illustrated below. 

 

The information available, including particularly the TTWAs and the higher retail analysis, suggests 

that the boundaries of strategic functional market areas are likely to be similar to the Housing 

Market Areas described above.  Albeit, for many purposes significant sub-areas within these 

strategic areas will exist for a number of economic functions, especially within the Central Norfolk 

area.  

3.4 Implications of Changing Infrastructure on Market Areas 

Norfolk has benefitted from a number of significant improvements to its transport infrastructure.  It 

is arguable that these, and others expected to be built over the next few years will have some effect 

on the functionality of the housing and economic markets.   For example the dualling of the A11 

(Fiveways to Thetford) was completed and opened in December 2014, significantly improving the 

road connectivity between much of the County, Cambridge, the wider South East and the Midlands. 

The A12/A143 link road, which opened in December 2015, now better connects Great 

Yarmouth’s Enterprise Zone at Beacon Park to further growth areas. Work has also 

commenced on the Norwich Northern Distributor Road, which is expected to be completed before 

                                                           
 

15
 The Central Norfolk SHMA identified the following settlements within the area of the 5 Central Norfolk 

Districts as having less than 10% of their resident workforce working in Norwich: Diss, Harleston, Sheringham, 
Swaffham, Thetford, Watton and Wells.  

Figure 4: Norfolk’s 2011 travel to work areas (TTWAs). Source: ONS 2015 
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the end of 2018, and is a key part of the Norwich Area Transportation Strategy which also includes 

considerable investment in a range of other improvements across Norwich16. 

The Highways (England) Roads Investment Strategy contains funding for the following five schemes 

all of which are scheduled to be completed by 2020: 

 A12/A47 Vauxhall Roundabout , Great Yarmouth 

 A12 junction, Great Yarmouth (Gapton) 

 A47 Blofield to Burlingham Dualling 

 A47 Easton to Tuddenham Dualling 

 A47/A11 Thickthorn junction 

Additionally further improvement to the strategic road network of the County will be delivered by 

the Long Stratton bypass which is expected to be underway by 2020. 

In summer 2016 the Department for Transport confirmed Abelio as the operator of the new East 

Anglian rail franchise, which commenced in October 2016.  The new nine year franchise will deliver a 

variety of improvements including the following that are of particular significance for Norfolk: 

 Replacement of the entire fleet of trains which will all be in service by the end of 2020; 

 More services and faster journeys across the network, including two 'Norwich in 90' trains each 

way per day; 

 Norwich to Cambridge services extended to Stansted Airport every hour; 

 Faster services between Cambridge and London; 

 Work with Network Rail to implement specific schemes to drive up performance and reliability 

throughout the franchise; 

 Increase in seats into London in the morning peak period, and an increase of more than 1,000 

services per week on the franchise network; and 

 Various other improvements including improvements to WiFi, stations and ticketing systems. 

Whilst the recently delivered and announced infrastructure enhancements are welcomed and 

cumulatively will assist the County in reaching its economic potential it is not considered likely they 

will result in any significant change to the functional geography of the County in the immediate 

future with regard to either housing or economic markets.  East/West communications across the 

County will remain relatively slow and lack reliability, therefore it is likely that both King’s Lynn and 

Great Yarmouth will retain similar levels of self-containment in housing and economic matters as 

present. The functional geography of the County will remain broadly as it is at least for the period of 

the preparation of the next round of Local Plans. 

This shared understanding of economic geography has led to a number of agreements being reached 

about appropriate Local Planning areas for Norfolk. 

The relative self-containment of both King’s Lynn and Great Yarmouth suggests that in practical 

terms there may be problems in seeking to meet growth pressures evident in King’s Lynn and Great 

                                                           
 

16
 See www.greaternorwichgrowth.org.uk/dmsdocument/554 for further information 

http://www.greaternorwichgrowth.org.uk/dmsdocument/554
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Yarmouth within the central Norfolk area and vice versa.  In the light of this the following agreement 

has been reached. 

Agreement 5 - That Great Yarmouth and King’s Lynn and West Norfolk will each continue 

to prepare separate Local Plans for their areas. 

With regard to Central Norfolk, the evidence does suggest that there may be some possibility for 

some of the growth pressures evident within the five Districts of Central Norfolk to be met within 

the different administrative areas of Central Norfolk.  These five District authorities (Breckland, 

Broadland, North Norfolk, Norwich City and South Norfolk, along with the Broads Authority that 

partly overlaps 4 of their administrative areas) already co-operate closely, have a shared SHMA and 

are working on other joint studies.  However, as noted above the Central Norfolk Housing Market 

Area is broad and contains places that have little relationship within one another and only a 

comparatively weak relationship with Norwich at the centre of the area.  In the light of this the Local 

Authorities have reached agreement that whilst it will be necessary to closely co-operate on 

strategic planning matters and shared evidence it is only appropriate to seek to plan jointly over the 

area closer to Norwich with much stronger functional connectivity.  The possible advantages of 

producing a single Local Plan covering all of Central Norfolk are considered to be outweighed by the 

delays this would cause to plan preparation and the difficulty of getting meaningful engagement 

over such a large area.  

Agreement 6 - That Breckland and North Norfolk will continue to prepare separate Local 

Plans for their areas whilst Broadland District Council, Norwich City Council and South 

Norfolk Council will co-operate on a new Greater Norwich Local Plan that will replace the 

current Joint Core Strategy and various other existing Local Plan documents in this area.   

The issue of whether it is appropriate to define any sub market areas or not will be a matter for 

those Plans.  This approach does not preclude the possible redistribution of growth across the 

Central Norfolk area should this be supported by evidence and agreed by the relevant planning 

authorities. 

Furthermore, the Broads Authority Area overlaps functional housing and travel to work areas of 

Central Norfolk, Great Yarmouth and Lowestoft. The area clearly has a unique environment and a 

very distinct set of planning challenges which suggest that joint Local Planning would not be the best 

approach.  

Agreement 7 - That, in view of the very distinct issues facing the Broads Authority Area, 

spatial planning matters will continue to be best addressed by way of a standalone Broads 

Local Plan. 

For further information on the current Local Plans in the County and the timetable for review please 

see the Norfolk Compendium17. 

                                                           
 

17
 See https://www.norfolk.gov.uk/-/media/norfolk/downloads/what-we-do-and-how-we-work/policy-

performance-and-partnerships/policies-and-strategies/monitoring-land-use/norfolk-compendium-of-local-

plans-2016.pdf 

 
 

https://www.norfolk.gov.uk/-/media/norfolk/downloads/what-we-do-and-how-we-work/policy-performance-and-partnerships/policies-and-strategies/monitoring-land-use/norfolk-compendium-of-local-plans-2016.pdf
https://www.norfolk.gov.uk/-/media/norfolk/downloads/what-we-do-and-how-we-work/policy-performance-and-partnerships/policies-and-strategies/monitoring-land-use/norfolk-compendium-of-local-plans-2016.pdf
https://www.norfolk.gov.uk/-/media/norfolk/downloads/what-we-do-and-how-we-work/policy-performance-and-partnerships/policies-and-strategies/monitoring-land-use/norfolk-compendium-of-local-plans-2016.pdf

