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MATTERS AND ISSUES

ix) Are the individual housing allocations available, suitable and achievable (ie deliverable) in terms of PPS3 such as to deliver a 5 year land supply?

With reference to the NNDC 5 year housing land supply (Core Document F4(ii)) it is noted from Appendix 2:Delivery of Proposed Allocations (May 2010) that the proposed housing allocation H15 – Land south of Cromer Road Holt is identified by the District Council as providing at least 40 housing completions in the current 5 year period (2010 – 2015).

Since the submission of representations on the Site Specific Proposals Draft Plan in support of the proposed allocation H15, Gresham’s School as landowner has significantly progressed with the further work in support of the submission of an outline planning application for the residential development of the site.

In particular a Transport Assessment (TA) has been completed for the site, the content and conclusions of which has been discussed with the Norfolk County Council Highway Authority. The conclusions of the TA confirm that there will be no additional impact on the surrounding local highway network or adjacent junctions through the additional traffic generated from the development. 
A satisfactory position and design of the vehicular access into the site from the Cromer Road has now been agreed with the Highway Authority. In addition as part of the development there are improvements proposed to the pedestrian footway towards the town centre and provision of an additional bus stop adjacent to the site which have been agreed with the Highway Authority.
A Phase 1 Geo Environmental Desk Based Study has been completed and confirms that the site is of low to medium risk with any potential for contamination associated with the presence of the former railway line to the sites immediate south east boundary. Appropriate further exploratory investigation is recommended as a condition to any planning permission, and is not therefore considered to be a constraint to the availability of the site.

Drainage consultants instructed on behalf of Gresham’s School have reviewed the Water Infrastructure Statement prepared by the District Council in conjunction with the Environment Agency and Anglian Water and conclude that having analysed the information contained in the Statement that there is ‘no justification for any housing or employment allocation to be opposed by Anglian Water. The drainage consultant comments have been submitted to the NNDC. 

A framework concept plan for the site, which it is intended would be submitted with the outline planning application for indicative purposes, has been the subject of discussions with both Development Management and Planning Policy Officers at NNDC. It is acknowledged that the general form of development proposed for the site area does reflect that of the surrounding environment.

The School has identified a preferred partner, Hastoe Housing to deliver the affordable housing to be provided as part of the development, in conformity with the policy of the NNDC Core Strategy and the requirements of the proposed Policy H15. Initial discussions have been held with the District Council to discuss delivery and management of the affordable housing element.
A public exhibition is programmed for 7th July 2010 which will provide the opportunity for the local community in Holt to consider and comment on the proposals for the site in advance of the outline planning application being finalised and formally submitted in late summer 2010.

It is considered that the further survey and assessment work completed in support of the outline planning application has confirmed that there are no overriding constraints to the immediate development of the site and that subject to receipt of satisfactory planning permission the development of the site is ‘achievable’.    

As previously confirmed in the initial representation on the Draft Plan in July 2009 the site area subject of proposed Policy H15 is in the control of Gresham’s School. It is an area of unused agricultural land which is contained within defined boundaries and is considered to be a sustainable location for residential development.

Whilst the site is located on the edge of the town it is well related to a number of existing facilities in the immediate area including the Holt Medical Centre, Post office/convenience store and the Gresham’s School which is the major employer in the town.

In addition the proposed improvements to the footway network immediately adjacent to the site and provision of an additional bus stop in proximity to the site access are considered to improve the pedestrian and public transport links from the site into the town centre. In this regard the site can be considered to be ‘suitable’.

The School are keen to bring the site forward for development to enable the capital receipts arising from a subsequent disposal of the land to be invested back into the provision of new and improved facilities as part of the schools commitment to provide benefits both for the school and the wider community in the town. In this regard the site is ‘available’ for development.
As the site is considered to be ‘available, suitable and achievable’ in conformity with the terms set out in PPS3 it is regarded as ‘deliverable’ and capable of delivering housing completions in the 5 year period (2010 – 2015).

xii) (With reference to the Sustainability Appraisal) are the allocations ‘sustainable’?  
It is acknowledged that the purpose of the Sustainability Appraisal (SA) is to assess the relative suitability of sites in order to help inform the selection of development sites. Whilst there are measureable criteria against which potential sites can be assessed and scored there are other factors which need also to be considered. It is accepted that this may result in the site with the highest score against measureable criteria not necessarily being allocated.

The Final Sustainability Appraisal Part 1 (Core Document A1.5) identifies at paragraph 2.12 that…

‘there is sometimes a balance to be struck between alternative sites and/or the different criteria against which those sites are assessed’ and in this regard acknowledges that other factors can be considered for example ‘an overriding community benefit to be gained from development on a particular site’.       
In addition at paragraph 2.34 it is acknowledged that…‘the provision of affordable housing is a key aim of the Core Strategy and a key sustainability objective’ and paragraph 4.20 acknowledges that ‘in some instances sites which score highly may not have been selected for allocation because of some overriding issues, and in some cases lower scoring sites may have been selected because of a compelling need for development’ 
Site H15 achieves an average score when assessed against the respective environmental, social and economic criteria in comparison to a number of other sites assessed around the town.  As this is only one element of the assessment this does not suggest that the site is not considered to be sustainable. Indeed the proposed improvements to the local infrastructure, including a new footpath from the site connecting to that existing to the town centre as part of the development proposal will improve the relative sustainability of the site.

The importance of other criteria against which potential sites are assessed is acknowledged as being of significance. The development of the proposed site H15 can assist through the re-investment of capital receipts arising from the development of the site in the delivery of new and improved facilities at the school for the wider community benefit to the town. A thriving school will continue to support and enrich the community in and around Holt and provide high levels of local employment, offer existing and new facilities to the local population and attract and generate substantial income generation for the town and local area.
xiii) Are any of the allocations subject to any demonstrable and overriding infrastructure constraints (esp. water/sewerage/drainage; education; highways) which cannot be overcome by planning conditions and/or obligations?            
Proposed site H15 is not considered to be subject of any overriding constraints. The District Council Strategic Housing Land Availability Assessment 2009 (Core Document F4) confirms that the site has ‘Acceptable landscape impact’ and ‘footpaths available’. At the time of responding to the questions the Strategic Housing Land Availability Assessment 2010 (Core Document F4 (i)) was not available.
This conclusion of the 2009 SHLAA is substantiated through the survey and assessment work completed for the site in support of the submission of an outline planning application. Reference has been made to the extent of the survey and assessment work completed in our response to Question ix).
In particular the Water Infrastructure Statement prepared by the District Council in conjunction with the Environment Agency and Anglian Water had sought to raise issue as to the capacity of the existing Holt Water Treatment works to accommodate the total level of housing and employment growth envisaged for Holt through the Site Specific Proposals DPD. 

However, Michael Thomas Consultancy – drainage consultant acting on behalf of Gresham’s School has assessed the detail contained in the statement and concluded that there is no justification for any housing or employment allocation to be opposed by Anglian Water at Holt.
It is therefore considered that there are no overriding constraints to the development of proposed site H15.   
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