	Representor ID: 323907
	Robert Eburne – Hopkins Homes Limited 
North Norfolk Site Specific Proposals DPD  - EIP STATEMENT

Day 6: North Walsham 
8.1 Mixed Use Allocation: Land at Norwich Road / Nursery Drive (NW01,04-07 &30) 

Hopkins Homes Limited has made representations in response to North Norfolk District Council's Site Specific Proposals Draft Plan (SSP) on 29th July 2009 which predates this Examination in Public hearing session by exactly one year. This statement provides a formal review of those representations using the "main questions" provided by the Inspector insofar as they relate to Day 6 of the Matters and Issues to be discussed at the Site Specific Proposals Examination in Public.

Hopkins Homes Limited is promoting the development of a strategic mixed use allocation of Land at Norwich Road / Nursery Drive, North Walsham. The Company's representations are dedicated to sites NW01 (in which it has a direct land interest) and, NW04/ NW05/ NW06/ NW07/ NW30 (where there is a landowner's agreement to promote the development with Hopkins Homes Ltd).  Alongside the other landowners, Hopkins Homes Ltd will lead the delivery of the redevelopment of the land as set out on Map 8.2 of the SSP and in broad compliance with the SSP policy as set out in Part 8.1 of the Draft Plan. Hopkins Homes Ltd has made it clear that it is broadly supportive of the allocation and that it is working with the District Council to achieve an inclusive, comprehensive, sustainable, development here in the short to medium term. The company had prepared a framework document in support of the emerging policy in February 2009 Appendix A, a broad conceptual  masterplan for the site was prepared in 2009 and following public consultation a revised masterplan has been formulated Appendix B. It is expected that the first phase of the development would be commenced very early in the plan period with subsequent phases based on the masterplan being brought forward thereafter. 

The site is complex but it is deliverable, suitable and available for the allocated development. Hopkins Homes Ltd has commissioned the demolition of the buildings on NW01 and the site clearance here is already making way for the necessary decontamination and infrastructure provision in advance of new development. The company has an excellent track record in delivering premium quality and inclusive residential led developments in Norfolk and throughout the East of England. The vision, which Hopkins Homes aims for here is “To achieve environmentally sustainable, safe dynamic, inclusive, exemplar development which responds to and respects the distinctive fabric and heritage of North Walsham”.  

The company is committed to making this new neighbourhood into a flagship urban extension which will be a enduring and attractive arrival point for the town. The site is well connected to existing town facilities and will integrate within the existing urban and landscape character of North Walsham. 

To clarify, the company's revised position is that, save for the addition of a caveat relating to the viability of the Affordable Housing Target of 45% (which is already referred to in the Core Strategy), a revision to the NW01,04-07 &30 Policy is not being sought. With that reference, Hopkins Homes Limited is content that the SSP is sound.  Further evidence now within the Document Library is supported in that the Council is justifying the plan and demonstrating its effectiveness. 
 
ix)	Are the individual housing allocations available, suitable, and achievable (i.e. “deliverable”), in the 	terms of PPS 3, such as to deliver a 5 year land supply?
Hopkins Homes Limited has its award winning development at Ely depicted on the front cover of PPS3 but looking further into the document the company is satisfied that its site at North Walsham satisfies the definition of as deliverable housing land.  Hopkins Homes Limited is committed to delivering the NW01,04-07 &30 Policy sites for the mixed use development as detailed in the part 8.1 of the SSP.  Given that the sites together form one allocation, it would be prudent for the SSP to refer to them as one site.  It should be noted that the overall land area is slightly larger than the LPA has assumed so it is suggested that, given there is a demonstrable need for residential development the 400 dwellings should be expressed as a minimum.  The site will accommodate in excess of 400 dwellings together with policy compliant open space.  An indicative masterplan has been prepared following the consultation on the initial concept plan.  The company is currently working on the planning drawings for the first phase of this development.  There are no obstacles to the development of this site which are not resolved in the short term.  The landowners agree that the sites are available and the sites are certainly suitable for development. What was once the HL Foods factory (NW01) remains the largest and most sustainably located brownfield site in the district. The suitability of the site for development was one of many issues discussed at the planning appeal, for a mixed use development, which was dismissed solely on the grounds of a lack of conviction about employment provision. Appendix C. That issue is resolved by the new policy which seeks to ensure that existing employment is retained and new employment is provided.  
x)	Is there a reasonable prospect of the remaining allocations being developed within 15 years?

Given the size of this allocation it is anticipated that it will be completed over a period extending beyond the initial 5 years but well within the 15 year period. 
xi		Are the other allocations (employment, retail and other) appropriate and deliverable, and consistent 	with PPS 4?  If not, why not, and does that make the DPD “unsound”?

The employment provision as part of this allocation is consistent with PPS4. The SSP is sound in this regard.
xii)	(With reference to Sustainability Appraisal) Are the allocations “sustainable”?

The allocation of land at Norwich Road / Nursery Drive as set out at 8.1 of the SSP is highly sustainable.  It is questioned why the Council relies on a numerical and comparative sustainability scoring system and why each component part of the allocation is scored separately.  Looking at site NW01 as it appears in the Sustainability Appraisal, it seems odd that this should score negatively for being an employment site when the developer and the overall allocation is so focussed on providing employment land and real jobs.  Furthermore, it cannot be suggested that a greenfield part of the allocation is more sustainable than the brownfield element when clearly the remediation and reuse of a brownfield site is a far more sustainable objective than greenfield development.   The Sustainability Appraisal has highlighted viability as a query for NW01 but that is because affordable housing had been applied to the site at an unviable level in the past. This criticism is not levelled at other sites either within the allocation or elsewhere in North Walsham because there has been no in depth discussion about viability there.  Furthermore, ecology and industrial archaeology were raised in the context of site NW01 but those questions were refuted in the context of the Appeal. The buildings were assessed for ecological content and in relation to their alleged historic provenance and were found to be of no significance. Indeed the demolition works here have removed an eyesore from the townscape of North Walsham and have been carried out now to make the site ready for development.   The clear fact of the matter is that the entirety of the Norwich Road / Nursery Drive allocation is far more sustainable than the many other sites being suggested for development. Yes it is much easier to propose a peripheral greenfield site as a development option but that is not sustainable and is not at all beneficial to the proper planning of the 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?

Hopkins Homes Limited has previously submitted infrastructure reports which are too wordy to reproduce here. These clarify that there are no overriding infrastructure constraints which would harm the timely delivery of the phased, residential led mixed use development now proposed. It should be noted that there are no statutory undertaker objections to the allocation.
xiv)	Are any of the allocations unsuitable by reason of any environmental or residential amenity 	issues/objections? 

The Landscape Character Assessment highlights the "low plains" character definition around North Walsham describing it as being of poor/ moderate condition. The assessment does not criticise the southern expansion of the town and, in any event, this appears as a segment of underutilised land surrounded by existing development. By contrast, paragraph 6.5.4 of the Landscape Assessment refers to the "stark edge" to the town when viewed from the Felmingham approach with "new 3 story [sic] development very prominent and largely unscreened or unintegrated". From his site visit, the Inspector will wish to note that the concept masterplan for the site works with existing landscape features and visually contains the development thus limiting its visual and environmental impact. With reference to residential amenity, Hopkins Homes Limited has conducted widespread local consultation and has garnered a considerable degree of local support for the rejuvenation of the area. There are no amenity issues which cannot be resolved though the normal planning application process.        
xv)	Are there any other good reasons, including the availability and deliverability of clearly preferable alternative sites (which have themselves been subject to sustainability appraisal and public consultation), why the draft allocations might be considered “unsound”?
There are no clearly preferable alternative sites which would deliver the required growth for North Walsham in a more sustainable or comprehensive way than that now proposed by Hopkins Homes Ltd. 
xvii)	Is any “unsoundness” overcome by the Council’s schedules of Key Changes and minor Modifications?

	In general terms the company is content that principle of the policy is "sound".  
The principal issue that Hopkins Homes Ltd would like to see resolved is the cross reference between the SSP allocation policy and the Core Strategy Affordable Housing Target.  Hopkins Homes Limited has asked for the Council to conduct a "viability assessment of its affordable housing target". It is our view that the blanket assumption that all major sites will deliver exactly 45% affordable housing is contrary to national policy and contrary to the Core Strategy and the RSS.  PPS3 at paragraph  29 states "In Local Development Documents, Local Planning Authorities should:
– Set an overall (ie plan-wide) target for the amount of affordable housing to be provided. The target should reflect the new definition of affordable housing in this PPS. It should also reflect an assessment of the likely economic viability of land for housing within the area, taking account of risks to delivery and drawing on informed assessments of the likely levels of finance available for affordable housing, including public subsidy and the level of developer contribution that can reasonably be secured. Local Planning Authorities should aim to ensure that provision of affordable housing meets the needs of both current and future occupiers, taking into account information from the Strategic Housing Market Assessment.”And “Local Planning Authorities will need to undertake an informed assessment of the economic viability of any thresholds and proportions of affordable housing proposed, including their likely impact upon overall levels of housing delivery and creating mixed communities.”
The words "currently 45%" appear in policy NW01,04-07 &30 but they should not be assumed without a robust assessment of the viability of the 45% target.
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