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1. Housing Requirements 
East of England Plan 
1.1. Policy H1 of the Secretary of State’s Proposed Changes to the draft East of England Plan (Examination Document D12) requires that a minimum of 8,000 dwellings are constructed in North Norfolk in the period 2001 – 2021.  Policy H1 states that district allocations should be regarded as minimum targets to be achieved, rather than ceilings which should not be exceeded.  In order to plan for a continuous delivery of housing for at least 15 years from date of adoption, the first round of LDDs should make the assumption that the annual average rate of provision during the early years after 2021 will be the same as for 2006 – 2021.  Given that the Local Development Scheme (Document G19) anticipates the adoption of the Site Specific Proposals DPD in February 2010, the North Norfolk LDF should provide a policy framework capable of delivering new housing in the period 2001 – 2025, being 15 years from the anticipated adoption of the SSP DPD. 
1.2. The emerging EEP indicates that the minimum level of provision in the District in the period 2006 – 2021 equates to 430 completions per annum.  As it is necessary for the LDF to provide a framework capable of delivering housing for four years beyond 2021, the required enhanced provision equates to a further 1,720 dwellings (4x 430).  Accordingly, the LDF will need to make provision for the construction of 9,720 dwellings in the period 2001 – 2025. 
1.3. In the circumstances, it would be of assistance if Policy SS3 of the Core Strategy made reference to the specific requirements in Policy H1 of the emerging EEP and noted that, as a consequence, there is a need to make provision for the construction of at least 9,720 dwellings in the period to 2025.  
1.4. We acknowledge that the content of Pre-Examination Change MM23 (Examination Document I 3) proposes a minor modification to paragraph 2.5.3 of the Submission Core Strategy that partly covers this issue.  However, given the above calculations, we consider that MM23 should be reworded to note that the Core Strategy provides a policy framework enabling the construction of at least 9,720 dwellings in the period to 2025.  It is equally important for this consideration to be reflected in Policy SS3. 
1.5. Policy SS3 describes the approach to the implementation of the housing requirement broadly arising from the emerging EEP.  In the light of the focus upon the urban centres in the EEP, the approach to the accommodation of new housing established in the Core Strategy is sound in that it seeks to focus further development at the Principal Settlements.  However, the level of development expected to arise from windfall sites is not sound as it conflicts with the guidance on this matter to be found at paragraph 59 of PPS3.  
1.6. Furthermore, paragraph 53 of PPS3 requires LDDs to establish policies and strategies for delivering the required level of housing provision, including identifying broad locations and specific sites that will enable continuous delivery of housing for at least 15 years from the date of adoption.  Equally, paragraphs 54 and 55 of PPS3 both refer to the identification of specific sites.  That being the case, we consider that it is inappropriate for the Core Strategy to propose that a significant proportion of the future estimated housing land supply will arise on windfall sites. 
2. Components of housing land supply 
2.1. Policy SS3 of the Submission Core Strategy and the content of Background Paper No. 1: Housing (Examination Document A10) reasonably identify the completions achieved in the period to 2007 and the number of completions expected from existing commitments.  Paragraph 4.1 of A10 states that there were 1,669 dwellings with the benefit of planning permission at 31.3. 2007.  However, paragraph 6.5 of A10 suggests that the number of completions arising from that commitment will be 1,512 as a lapse rate of 10% has been applied to the gross commitment figure.  We agree with this approach.  Indeed, paragraph 58 of PPS3 notes that local planning authorities, when determining how much land is required, should not include sites for which they have granted planning permission unless they can demonstrate, based upon robust evidence, that the sites are developable and are likely to contribute to housing delivery at the point envisaged.  
2.2. The approach to the windfall estimate in Policy SS3 is unsound as it contradicts the guidance in PPS3.  Whilst NNDC seeks to suggest that its windfall estimate is appropriate as it is based on 50% of the historic annual rates in the proposed Selected Settlements, the full impact of that perception is brought into focus by the content of paragraph 2.1 of A10 which states that the “North Norfolk Local Plan was adopted in 1998 and made no allocations of land for housing development.  Consequently, in the last decade all dwelling completions in the District have been derived from windfall development.”  Thus, it would appear that the discount of 50% is being applied to a figure which, historically, represented 100% of the completions achieved in the Selected Settlements.  That being the case, the estimate is inflated to an inappropriate degree when judged against the expectations in PPS3.    
2.3. We endorse the comment at paragraph 2.10 (1) of A10 that the Housing Strategy seeks to maximise the scope to allocate land for development “so as to ensure that housing comes forward by the managed release of land rather than unpredictable windfall development.”  Given that objective, we would question the level of development expected to arise on the basis of such unpredictable windfall developments.  Policy SS3 suggests that the strategy can deliver 9,488 completions.  On that basis, the windfall estimate of 2,514 represents 26.5% of the total supply.  Given the advice in PPS3, we would question the extent of the reliance of the strategy on windfall development.   Furthermore, if the benchmark figure for calculation is the 8,000 dwellings referred to in the emerging EEP, the windfall estimate in Policy SS3 represents 31.4 % of that total requirement. 

2.4. Given these assessments, we disagree with the inclusion of the windfall estimate in Policy SS3 and Source B at paragraph 6.1 of Examination Document A10.  

Housing Capacity Study 

2.5. Paragraph 5.5 of Examination Document A10 refers to the assumed capacity arising within the confines of existing settlements.  Examination Document F14 contains information on the UHCS conducted in November 2005.   We would note that its content does not reflect the requirements emanating from the DCLG publication entitled “Strategic Housing Land Availability Assessment Practice Guidance.”   In these circumstances, it is important to ensure that the Core Strategy contains a policy framework which seeks to deliver specific identified sites and not rely on housing on unidentified, non-allocated sites.  We concur with the observation at paragraph 5.5 of Document A10 that “there is clearly no guarantee that this capacity will be developed.”  

Supply of Housing Land  
2.6. Examination Document F18 indicates that there is, at present, a 4.7 year supply of deliverable sites.  This falls short, albeit marginally, of the expectations enshrined in PPS3.  Thus, we agree with the content of Table 2 in F18 that some 600 dwellings could be provided within the five year period on sites that will form part of the Site Specific Proposals DPD.  

2.7. Given the anticipated shortfall in the five year period 2007 – 2011, we agree with the general proposition at Table 4.2 of the Submission Core Strategy that part of the allocation anticipated in Holt should be implemented in the period to 2011.  
2.8. Table 4.2 of the Submission Core Strategy describes a potential phasing of residential development in the period to 2021.  Policy SS3 of the Submission Core Strategy indicates that 2,062 dwelling completions arose in the period to 2007.  This represents a shortfall of 338 dwellings when compared with the annual housing requirement established in the emerging EEP, namely 400 per annum in the period 2001 – 2021. 
2.9. Given that Policy H1 of the emerging EEP requires the construction of  an average of 400 units per annum, the completions achieved up to 2007 are 338 less than anticipated through the implementation of the average annual requirement.  Policy H1 of Document D12 requires LPAs to seek as soon as possible to achieve at least the annual average development rate for the period 2006-2021 and “make up any accumulated shortfall from 2001 onwards.”  Table 4.2 of Examination Document A1 indicates that 4,191 completions are anticipated in the period 2007-2016.  If the shortfall in the period to 2007 is added to the annualised requirement in the period 2007-2016, Table 4.2 should propose the construction of at least 4,154 dwellings (424 x 9 + 338) in that period.  Thus, Table 4.2 provides a potential framework for the construction of the required completions arising in the period 2007-2016 on the basis of a comparison with the expectation at Policy H1 of Document D12.
2.10. When the analysis is undertaken, it can be shown that there is not sufficient land to provide a 5 year supply without the early release of proposed allocations (Document F18) whilst the delivery of part of the anticipated allocation at Holt (and elsewhere) before 2011 and the commencement of the delivery of the proposed allocations in the period 2011- 2016 will theoretically achieve a 10 and 15 year supply.  However, this positive outcome can be calculated to arise only with the Council’s inappropriate windfall estimate incorporated within Table 4.2 of Document A1.
2.11. The reliance on the windfall estimate, when combined with Table 4.2 of Document A1, suggests that there is a risk that the housing requirement will not be delivered.  The content of Table 4.2 does not implement the requirement at paragraph 55 of PPS3 which describes the identification of “a further supply of specific, developable sites for years 6-10 and, where possible, for years 11-15.”  Given the high windfall estimate, the LDF will not contain sufficient specific sites to provide the required certainty of supply.  If the windfall assumption is removed from Table 4.2 of Document A1, the Council will not be able to demonstrate a deliverable supply for years 7-10 and 11-15.  
3. DISTRIBUTION OF NEW DWELLINGS
Principal Settlements
3.1. Policy SS3 of Document A1 proposes that approximately 65% of the suggested allocations (2,200 out of a total of 3,400) be directed to the Principal Settlements.  Given the general urban focus of Document D12, the ratio at the upper end could be increased to 70%, thereby leading to the upper figure for the Principal Settlements being approximately 2,400 dwellings.
3.2. When the total content of Policy SS3 is assessed for the period to 2021, it can be calculated that 4,433 completions are expected at the Principal Settlements, 1,630 at the Secondary Settlements and 3,425 in Other locations.  Thus, when the total expected output in the period to 2021 is considered, the Principal Settlements are expected to accommodate only 46.7% of the total completions whilst the Other locations will contribute 36.1% of the 9,488 completions anticipated in the District.  Such a distribution for the period 2001-2021 does not fully reflect the intentions of the Core Strategy.  

3.3. An important consideration in the significant degree of development anticipated in Other locations is the high windfall estimate (1,399) for this category.  Some 55.6% of the windfall estimate is assumed in the Other locations (1,399 ÷ 2,514).  Thus, the distribution of the anticipated windfall estimate distorts the implementation of the Core Strategy.  
3.4. Paragraphs 5.5 and 5.6 of Document A2 (Sustainability Appraisal)  indicate that the distribution of housing allocations is based upon an approach that supports 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.”  Given that conclusion, and the assessment contained within Document H8, the distribution of the proposed housing allocations conforms with the Housing Strategy.  However, that positive distribution is weakened somewhat by the fact that Policy SS3 contains an inappropriate windfall estimate and 67.7% of that estimate is deemed to arise at locations other than the Principal Settlements (1,399 + 303 ÷ 2,514).
3.5. Paragraph 5.8 of Document A2 notes that 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, it is noted that Cromer, Fakenham and Holt are all net importers of people working in the towns.  Furthermore, the Core Strategy recognises the ‘cluster’ role the towns of Cromer, Holt and Sheringham perform where people travel between the three to meet their particular needs for retail, employment or other services.  Given this analysis, the proposition that a significant degree of development should be directed to the Principal Settlements such as Holt addresses the basic objectives of the Core Strategy.
Density

3.6. The proposed density figure for the main settlements is too rigid/inflexible.  Whilst it is important to avoid the inefficient use of land, it is equally necessary to bring forward new housing schemes that respect the character of the area in which they are located.  The density figure has no particular bearing on the estimated land supply.  If applied in an inflexible manner, the utilisation of such a density will mean that the required housing completions will arise on a smaller area of land.
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