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SUMMARY OF OBJECTION

This statement refers to one objection:
Policy EC4 - Redundant Defence Establishments

Introduction

1
The District contains four redundant defence establishments: Coltishall, Neatishead, Sculthorpe and West Raynham which all include large areas of brownfield land and have a historic place in North Norfolk’s past.  
2
In January 2007 Barton Willmore put together initial plans for an eco-settlement at the former RAF airbase at Coltishall (Appendix A).  On the basis Coltishall provides significant levels of existing housing and some key services, it was felt that the addition of new infrastructure would make it a highly sustainable location for new housing development. 

Policy Objection

3
Policy EC4 states that ‘development proposals on the former defence establishments will allow for re-use of existing or development of replacement buildings within the defined technical areas, provided that there is no overall increase in gross floor space of the existing permanent buildings.’  This aspect of the policy is considered restrictive and we urge that it is amended to state that in some cases additional floor space may be provided outside of the technical areas.
4
Paragraph 3.4.9 of the supporting text within the Core Strategy notes that ‘these locations are not generally served well by the public transport network and development is likely to increase the need to travel by car.  Further development could undermine the spatial strategy approach’.  In the case of Coltishall, we strongly believe this is not the case and through our masterplan document (Appendix A) we demonstrate that public transport and new infrastructure can be accommodated within a highly sustainable scheme.
5
Paragraph 3.4.11 states that ‘there is concern that water supply infrastructure on redundant defence establishments may have been de-commissioned or may no longer be fit for purpose due to the age of supply pipes.’  In the case of Coltishall we do not believe this to be the case.
6
We strongly support Policy EC4 where it states ‘proposals for renewable energy uses will be permitted where they comply with Policy EN6.’ All proposals should seek to protect the surrounding environment and ensure no degradation of the site itself.  Renewable energy will form the basis of any carbon zero proposal and would be a major factor in creating an eco-settlement at Coltishall.
Proposed Future Uses

7
We note that Inspector Goodman requested additional information from North Norfolk District Council on 19th October 2007 (Document I14) with respect to Coltishall.  North Norfolk District Council responded through a briefing note sent to Inspector Goodman in early November 2007 (Document I15).

8
Within their response statement, the Council state that it is rumoured the Coltishall site has been transferred from Defence Estates to the Home Office.  It had initially been thought the site was earmarked for an Immigration Holding Centre.  The national press, however, broke the news on 4th December that a Category C Prison would be built at Coltishall.  

9
The opportunity exists for Defence Estates to explore various uses for the Coltishall site through the Core Strategy.  So far as we are aware, Defence Estates and the Home Office have not engaged in this process and have not responded to the Inspector’s invitation through the Council to make their position clear.

10
We understand that at this stage of the Core Strategy the Inspector is permitted to draw conclusions on the range of opportunity uses that Coltishall could be put to because:
· Planning consent still has to be achieved/consented for a C2(a) Use Class from the former RAF site (sui-generis) to a Prison.
· The Council would need to cover the eventuality of the Prison proposal not progressing.  Although the press have stated the Prison proposal is all but ‘rubber-stamped’, local opposition and the requirement for planning permission mean that the proposal is by no means set in stone.
· The extent of the site for the Prison is not yet known and other uses could co-exist.  At present we do not believe the Home Office have put forward their proposals to the Local Authority and whilst we are unaware of the size, scale and location of the prison we must investigate whether there is scope for development of the remaining parts of the site.
· The site amounts 260 hectares (642 acres) and is consequently considered a substantial area of land.  We are also aware that since flying operations ceased in April 2006, the local economy has suffered a loss in the region of £20 million.  We are very concerned that at present this aspect will simply be left as a policy vacume.  We therefore suggest a report is commissioned looking into the economic context of the loss of RAF Coltishall compared with the proposed uses put forward by the Council.
11
We propose that the range of uses referenced in the Council’s Position Paper/Statement (paragraph 5.5) be considered as to whether they are suitable uses for the former RAF site.  We also propose that, although not mentioned in the Council’s Position Paper, a new community in accordance with the spirit of eco-towns required in the Green Paper (Eco Town Prospectus) be examined as one of these uses.  It should be noted that an ‘expression of interest’ for an eco-settlement at Coltishall was submitted to the Department for Communities and Local Government in October 2007.  A copy of this document is attached in Appendix B.
Exemplar Eco-Community

12
The case for the eco-settlement at Coltishall is as follows:

· Our client has publicly offered £40 million for the site.  If through this investigation the principle of an eco settlement is found acceptable, it is clear the monies generated through site acquisition would be a huge benefit to the public purse.
· Policy SS3 requires more than 8000 homes to be provided within North Norfolk District before 2021.  Our position on the housing paper (Day 5) is that extra homes should be planned for release, in addition to the 3400 homes provided on new sites in Policy SS3.  Mr Newlyn explained at the housing session that land needed to be identified to provide for 15 years of supply from adoption of the Site Allocation DPD (February 2010) to 2025.  This housing could meet this requirement at Coltishall as a new community continuing into the following plan period.
· Coltishall offers the scope and location to adapt a new eco-town and transport improvements between Norwich could be made.  This is again outlined within the masterplan document in Appendix A and expression of interest bid in Appendix B.
Conclusion

13
Development of RAF Coltishall it is still a relatively new proposal as flying operations only ceased in April 2006.  However the possible uses for the site have to be investigated at an early stage to stop the site falling into disrepair.  
14
The Regional Spatial Strategy for the East of England is soon to be adopted, although the site has not been promoted at this level.  However it is essential that given the size of the site and the importance it can play in the next 20 years of development in the District, proper analysis of alternative proposals for its use are undertaken.
14
It is our opinion that the Eco-town proposal for RAF Coltishall embodies the following advantages:

· The proposed development would be located on brownfield land.

· The proposal exploits existing and proposed transportation infrastructure which will benefit the wider area.

· The proposed development will not result in coalescence with surrounding settlements.

· The character of the wider countryside in Norfolk will not be threatened.

· There is an acknowledged need for a significant amount of housing in Norfolk.
· There are opportunities to promote self-containment through the use of existing infrastructure.

· Development at RAF Coltishall will not affect growth around Norwich.

· The proposed development will not threaten protected habitats.
· Provision is made for a high speed rail and road link into the city of Norwich.

· Recycling and re-use of on-site building materials.

· The proposal will not threaten local biodiversity and will instead make significant enhancements to the area.

· The proposal would make significant contributions to the areas economy and employment opportunities.

· The proposal utilises surrounding rural land uses to provide food and power (biomass and food production).

· The proposal draws on the culture and history of the site and its surroundings.

· The proposal has the potential to be completely self-sufficient.

Appendix A

Masterplan document:  A vision for RAF Coltishall.

Appendix B

Expression of Interest Eco-town bid
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