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NNDC’s response to Inspector’s matters and issues
Key issues:
Alongside submission of the Core Strategy the Council has published Background Paper No1 Housing [A10]. This provides much of the reasoned justification in relation to dwelling numbers proposed in the District and should be read alongside this response paper.

i. What housing numbers does the extant and emerging RSS expect the area to deliver?

i.1 RPG6 [D14] and 14 [D15] have now been superseded to a large extent by the East of England Plan (RSS), which has reached the later stages in the preparation process and, although not yet adopted, represents the most up to date Regional Guidance in respect of housing numbers [D16]. 
i.2 The extant RPG6 requires that Norfolk as a whole provides for 3,300 dwellings each year. No individual District level figures are included. Consultation drafts of the RSS required the provision of 6,400 dwellings in North Norfolk. This has now been increased to 8,000 dwellings following representations by the District Council to the Examination in Public that 6,400 would be insufficient to help address housing needs in the District. 
i.3 The Regional Spatial Strategy [D16] therefore requires that the North Norfolk Development Plan provides for the completion of a minimum of 8,000 dwellings within the plan period 2001 – 2021. 



ii. 
Are there outstanding queries regarding this?

ii.1 There are no outstanding issues relating to the housing number required in the East of England Plan. None of those making representations suggest that the 8,000 dwelling requirement from the East of England Plan is the incorrect number, i.e. that there is some other published target, although some argue that this number is not sufficient. In accordance with the principle of a ‘plan-led’ planning system the Core Strategy should provide for a minimum of 8,000 dwellings to be built.
 

iii. How does the strategy aim to ensure sufficient dwellings are provided?

iii.1 The District faces high levels of demand and need for new housing development. However, the RSS recognises that the District should be an area of relative development constraint owing to its attractive environment, its location, the attractiveness of the area for retirement in-migration, and the likelihood that high levels of growth would result in an increase in unsustainable commuting. In short, meeting all of the identified demand would be unsustainable. The Council supports this position and regards the figure of 8,000 to be both appropriate, and sufficient, having regard to the environmental, social and economic impacts associated with this level of development in the District. 
iii.2 Policy SS3 of the Core Strategy consequently states that a minimum of 8,000 dwellings will be built within the plan period. This is in conformity with Regional Guidance, and a conformity certificate has been issued by EERA on this basis. [A22]

iii.3 The dwelling requirement in both the RSS and the Core Strategy (Policy SS3) is expressed as a minimum to be built by 2021. This recognises the upward pressures on housing delivery and retains the flexibility to allow for this number to be exceeded should circumstances change during the plan period. The Strategy aims to ensure that going forwards a greater proportion of housing development is provided on identified sites where there is certainty of delivery. The opportunities for unforeseen delays in provision will be minimised by the identification of a broad range of deliverable allocations in each of the main settlements in the District. (through the Site Specific Proposals Development Plan)
iii.4 Policy SS3 plans for the provision of approximately 9,500 dwellings, some 1,500 more than the 8,000 specified in the East of England Plan. This figure incorporates an allowance for dwellings which will have secured planning permission within the plan period but will not have been built. It assumes that the required annual completion rate within the plan period of approximately 420 dwellings will continue beyond the plan period and ensures that a minimum of 8,000 dwellings are actually built within the plan period rather than provided for. It also ensures that the plan will provide for a 5,10 and 15 year land supply (see below)
iii.5 By March of 2007 around 25% of the dwelling requirement had already been built. This has occurred in the absence of any housing allocations in the adopted Local Plan. All development in the District since 1998 has been ‘windfall’ development and the Urban Housing Capacity Study together with high levels of extant planning permissions indicates that this trend will continue (at least for the foreseeable future). The Strategy proposes to make significant housing allocations to ensure that going forward the majority of development will be on committed or allocated sites. The number of dwellings built, those with permission, and those proposed on allocated sites will provide approximately 7,000 of the required dwellings. Just 1,000 additional dwellings will be required on unidentified development sites over the remainder of the plan period to provide the 8,000 dwellings. The Council, based on the historical trends, considers that this 1,000 figure will be exceeded and could be in excess of 2,500 dwellings if current trends continued. 
iii.6 The Council therefore expects that the 8,000 dwelling provision will comprise approximately 2,000 dwellings already built at March 2007, approximately 1,500 dwellings which have permission and are likely to be built, approximately 3,400 dwellings on allocated sites, and a minimum of 1,000 dwellings on, as yet, unidentified sites (windfall). Further details are included in the Housing Background Paper [A10].
iii.7 Delivery is monitored via the adoption of specific delivery targets. A housing trajectory has been prepared illustrating how the Council expects these dwellings to be provided. Housing delivery is monitored annually in the Annual Monitoring Report and the Council will keep the 5 Year Land Supply position under regular review. 


iv. Will there be sufficient land to provide a 5, 10 (and 15) year supply?

iv.1 Sufficient land will be allocated for the construction of approximately 3,400 dwellings. The land supply at any given time will comprise the commitment (those sites with permission) and the allocations that are likely to be built in the following 5, 10 and 15 year periods. The timing of development of specific development sites is an issue that will be addressed in the Site Specific Proposals Development Plan.
iv.2 The Council has, however, considered the deliverability of the proposed dwelling numbers overall, and on a town by town basis, based on the level of proposed allocations in each town, commitment and windfall levels and the timing constraints identified by key service and utility providers. Section 4.2 of the Submission Core Strategy outlines the resulting housing trajectory based on a ‘worst case’ scenario and illustrates how at least 2,000 dwellings will be built in each 5 year period throughout the remaining years of the plan.
iv.3 Once adopted the Core Strategy will therefore provide for a distribution of development which, together with existing commitments, will allow the Site Specific Proposals Development Plan to identify a 5, 10 and 15 year supply of suitable, available, and deliverable housing sites. The delivery of housing will be monitored though the Annual Monitoring Report [G1,G8] and the Council will publish regular 5 Year Land Supply Statements [F18]


v. Is the distribution of new dwellings consistent with the Spatial Strategy and sustainable travel options?

v.1 See response to question (ii) on Day 3.

v.2 The proposed distribution of dwellings complies with the Spatial Strategy which has the overarching objective of locating development in the most sustainable locations. The Land Use Consultants report [H8] provides evidence of relative levels of self containment for each of the settlements. The District as a whole has comparatively high levels of containment but North Walsham, Stalham, and Hoveton do not compare favourably to other settlements. The close proximity of Norwich to these settlements results in significant out commuting from these settlements, almost all by car. The provision of better quality job opportunities in these towns is a key priority. 


vi. Have the risks of overshoot and undershoot of housing delivery been considered and how will this be managed?

vi.1 The Council does not regard undershoot as a likely scenario given the level of housing demand identified in the Strategic Housing Market Assessment [H11]. A significant proportion of the housing requirement has either been built, is under construction or has planning permission. Allocation of additional development sites will ensure that a minimum 8,000 dwellings are built within the plan period. Annual monitoring of completion rates will be undertaken and failure to provide the required annual average number of dwellings will trigger a review of housing provision. The Core Strategy policy specifically requires that a minimum of 8,000 dwellings are built.
vi.2 There is currently a greater likelihood that housing provision will exceed that required by the RSS if windfall development rates exceed those accounted for. Given the Government’s emphasis on increasing housing delivery, the Council does not regard this as a problem per se provided that dwelling completions in any particular locality do not exceed the capacity of that settlement to accommodate the development. Such ‘windfalls’ will be limited to those locations within defined development areas which are judged acceptable for development. Policy CT1 ensures that such development does not take place unless there is sufficient capacity in local infrastructure. In this way any over provision will only occur in locations where development would otherwise be acceptable and will only take place if appropriate levels of infrastructure are available.


vii. Is the intended delivery of housing over-reliant on windfall sites and what 
assumptions underlie this approach?  Would it harm the ability to deliver 
affordable housing?
vii.1 See Housing Background Paper [A10]
vii.2 The Core Strategy policies do not prevent windfall developments, although the locations where it could occur would be reduced as a consequence of identifying fewer Selected Settlements. The remaining settlements, however, include those with the greatest remaining capacity, namely, the eight Principal or Secondary Settlements and the larger villages in the District. These have historically provided approximately 75% of the housing development in the District and the evidence (Urban Housing Capacity Study, extant permissions, and Five Year Land Supply statement) indicate that this is likely to continue.

vii.3 It is clearly necessary to take account of windfall developments in devising a coherent housing strategy. This type of development will continue to occur, will contribute towards addressing housing demand and needs, and will impact on service and utility provision. The strategy cannot be regarded as truly spatial, or to take proper account of how needs will be addressed, if a particular source of future housing provision is not accounted for. The Council is nevertheless mindful that the rate of windfall development is difficult to predict and that the housing strategy should not be ‘reliant’ on windfall development. It has therefore adopted a ‘conservative’ model in its estimates of this type of housing supply. This model is soundly based on evidence and is a robust methodology for accounting for the quantity of unidentified development. It makes the following assumptions:
· An allowance has only been applied to the last ten years of the plan. (2011-2021)
· The allowance is only made for the proposed selected settlements

· It is based on a projection of actual windfall rates in individual settlements.
· The quantity of likely development has been discounted to take account of the possibility that there is a diminishing supply of suitable sites.

vii.4 In this way the Strategy properly considers the contribution that windfall development will make to housing delivery but it is in no way ‘over-reliant’ on this type of development.
vii.5 Under adopted Local Plan policies a substantial proportion of new development has made no contribution to addressing affordable housing needs. Current site size thresholds in the Local Plan of 25 dwellings are rarely exceeded and consequently a substantial proportion of historical developments made no contribution towards addressing affordable housing needs. Whilst the Strategy allows for the continuance of windfall developments it also includes lower thresholds above which a contribution towards affordable housing will be required. These thresholds apply equally to both allocated and windfall sites, thus ensuring that a far greater proportion of future development will make a contribution to addressing affordable housing needs across all categories of development.


viii. How has the distribution of the housing yet to be delivered (ie uncommitted) been done?

viii.1  See response papers concerning Spatial Strategy and Town Strategy policies  SS7-SS14 [I21, I22] 
viii.2 The Spatial Strategy (SS1) identifies the overall proportions of development which are expected to be accommodated in each of the categories of settlement (Principal, Secondary and Service Villages). These proportions take account of the relative sustainability of each type of settlement. The apportionment of dwellings to each settlement has had regard to a wide range of considerations relating to levels of identified need, the opportunities that may be available to address these needs, the consequences arising from particular quantities of development, the constraints which may prevent or restrict housing delivery, and the relative ‘sustainability of the settlement.


ix. How were distributional options considered in arriving at the final proposals?
ix.1 See response to question (X) on day two.


x. How was the housing mix between different sectors/user groups (eg Affordable housing*, elderly) arrived at and is it too prescriptive?
x.1 PPS3 states that one of the key objectives of the government is ‘to address any shortfall in the supply of market housing’. The Housing Needs [H3] and Housing Market Assessments [H12] develop a balanced housing market model which identifies the differences between demand for, and supply of, different sizes and tenures of dwellings. This allows the Council to target future provision to areas where there is a shortage of supply. These studies indicate that there are significant unfulfilled needs for affordable housing, particularly social rented accommodation of all sizes other than one bedroom flats, and high levels of need for two bedroom houses in all tenures. The evidence indicates a general surplus of three and four bedroom houses particularly in the owner occupied and private rented sectors. 
x.2 The population of North Norfolk is imbalanced, with just over a third of all households containing only older people.  In 2001, 25% of the population was over 65 compared with 16% nationally and this is predicted to rise to 36% by 2021 (compared with 20% nationally) ([G17] SA Scoping report Figure 4.3 p54) 

x.3 In light of the current imbalances in housing provision policy H01 aims to secure 30-40% of future housing stock as smaller properties and that more new houses will be suitable for occupation by the elderly. The requirements specified in the policy allow for a mix of dwelling sizes on all development sites. The Council does not regard these requirements onerous or inflexible requirement. The alternative suggestion made by some representors that mixed development requirements should not be required at individual site level, but instead should be applied across all development at a District wide level is not practical and would be contrary to the objective of securing mixed development schemes.


xi. Is there sufficient focus on the housing needs of the elderly?
xi.1 The population of North Norfolk is imbalanced, with just over a third of all households containing only older people.  In 2001, 25% of the population was over 65 compared with 16% nationally and this is predicted to rise to 36% by 2021 (compared with 20% nationally) ([G17] SA Scoping report Figure 4.3 p54). Thus Core Aim 1 is intended to address the housing needs of the future population of North Norfolk, particularly in terms of providing for smaller households, affordable housing and housing for the elderly. In the Council’s view elderly person’s accommodation should be integrated with other types of housing and should comply with the same distribution criteria. There is no evidence that housing for the elderly should be treated in a different way to other types of accommodation.


xii. What does the Affordable Housing strategy aim to achieve and does it fit with the 
overall strategy?
xii.1 The affordable housing strategy aims to achieve:

· A greater proportion of affordable housing than has historically been the case to ensure that the 30% target included in policy SS3 is achieved.
· That the affordable housing provided is the right type to meet identified need.

· That on larger schemes affordable housing is mixed with other development and is provided in phases as development proceeds.
xii.2 This approach complies with Core Aim 1 and the overall strategic policies, particularly policy SS3.


xiii. Is the proposed density figure of 40 dwellings per hectare for main settlements 
(HO7) too rigid and inflexible, and if so, what implications are there for the 
estimated land supply?

xiii.1 Policy H07 seeks to ensure that where land is developed for housing the proposal optimises the use of the site in a manner which is consistent with securing high quality development that is appropriate to its context. The density figures incorporated in the policy are therefore expressed as overall targets to be achieved rather than minimum standards to be complied with. In all cases the policy requires that consideration be given to the impact of the proposal on the character of the area. In this way the policy is sufficiently flexible to allow for individual site circumstances to be considered but provides a clear expectation that applicants should be aiming to make the most efficient use of the site as possible particularly when sites are in towns.  
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