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1.0 Introduction

1.1	This document has been prepared by Hopkins Homes Ltd to provide background information associated with the delivery of sustainable urban growth for North Walsham as part of the Local Development Framework site identification process.

1.2	Hopkins Homes Ltd is an award winning developer with an excellent track record of delivering the highest quality development throughout the eastern region. It is the largest independent development company in the region and has a number of active development sites throughout Norfolk and Suffolk including mixed use strategic sites.  

2.0	The Site

2.1	The option for growth which is being considered relates to land and buildings located to the east of Norwich Road, North Walsham to the South of the rail bridge but within the built up extend of  the town. The land parcels to which the proposals relate are annotated as sites NW01, NW04, NW05, NW07, NW30 and part of NW06. The broad location of these adjacent areas is indicated on the plan overleaf. Together these land parcels form a combined and visually contiguous land area of approximately 20 Hectares not extending further south than the development off Sampson Road to the East or the existing residential development to the west of Norwich Road. 

2.2	The area therefore forms a segment of underused land which includes the derelict factory premises to the North and the garden centre and agricultural land to the south. Hopkins Homes Ltd has a long standing land interest here and is collaborating with all of the other landowners to bring forward a detailed master plan for this entire area in close consultation with North Norfolk District Council. There is broad agreement that the site is the best opportunity to meet growth objectives at North Walsham in a sustainable way

2.3	The company proposes to lead and fund the master planning and consultation process to ensure that sustainable development is achieved in an appropriate time frame, on a comprehensive basis and in broad agreement with Core Strategy Objectives. This coordination role would be conducted in consultation and partnership with the Local Planning Authority and to agreed timescales as set down by the Local Development Framework Working Party.



3.0	The Development Concept

3.1	Appendix A to this document includes two drawings showing the potential for a mixed use development allocation. The first of these is based upon the current Core Strategy map annotations while the second indicates a broad Development Concept intended to illustrate the capacity of the site to accommodate the range of uses proposed. 

3.2	The Development Concept would meet the strategic growth needs of the town for employment, open space and housing. This preferred option for delivering sustainable growth is capable of development incorporating all of the elements indicated below:  

· 5 ha of serviced employment land and provision of bespoke new employment buildings; 
· 400 dwellings with a range of dwelling types and sizes; 
· 2 points of vehicular access to Norwich Road probably including a roundabout to  the south;
· 4 ha public open space (including allotments), conveniently located for the development site and the surrounding area, with provision of pedestrian access to Norwich Road; 
· Provision of car parking for the railway station; 
· Small scale retail to serve the development, however not of a scale that would compete with the town centre; 
· Possible provision of land and contributions towards football club facilities on land to the south; 
· Compliance with Core Strategy policies relating to affordable housing; 
· Development to “Building for Life Standards” and meeting the objectives of the Code for Sustainable Homes;
· Enhanced pedestrian links and bus infrastructure.

     










4.0	Planning and Environmental Considerations 

4.1	There are a range of key planning considerations to be addressed as the development concept evolves:
	
· Cultural Heritage – There are no known archaeological constraints which could affect development of the area.  A full desktop assessment will be carried out and a programme of archaeological works formulated in collaboration with the County Archaeological Service.

· Ecology – Part of the area proposed for development is currently covered by derelict factory buildings, warehouses, offices, ancillary structures and concrete hardstandings.  These buildings and their vicinity have been the subject of a Phase I Habitat Survey and Bat Flight and Roost Surveys. The survey data has not identified any impediment to development or habitat for protected species. These surveys are to be extended to include the entirety of the southern segment land. There are no nature conservation designations within or directly adjacent the site.  Consequently the site is considered to be of low ecological value.

· Landscape and Visual – The site is not affected by any landscape designations.  The Development Concept would remove unattractive derelict buildings and would provide very extensive new structural landscaping.  The site boundaries are clearly defined and contained by built areas to the east and west making this an ideal opportunity to plan growth without intrusion into the wider countryside. Existing vegetation will be augmented by new planting to screen significant views of the site from the south and to characterise new open spaces.  Furthermore, in order to mitigate any visual effects, high quality design principles will be adopted with Hopkins Homes insisting upon a strict design code to maintain the visual appeal of the development concept.   The landscape design scheme will be integral with the overall philosophy to provide a high quality residential environment.  Consequently, residential development on this part brown field and part green field site would complement the existing residential properties in the vicinity and would be significantly less intrusive than other more peripheral potential growth locations.  

· Noise – Noise surveys have been carried out to ensure that the development does not conflict with adjacent road and rail corridors. The creation of a modern and attractive environment for business will be carefully planned to respect residential amenity.

· Socio Economics – The utilisation of partly derelict land for a mixed use development would help increase the vitality of North Walsham by enlarging the location population and improving the viability of the town centre other facilities.  Residents at the site would have the opportunities   associated with enhanced pedestrian and cycle links to local schools, the college and the town centre. Opportunities to live and work in the same location assist with sustainable development objectives.  The development would satisfy a significant demand for housing at the largest town in North Norfolk. The proposals would incorporate a broad mix of affordable housing to meet with local housing needs as required by the District Council. Hopkins Homes has a policy of ensuring that its design standards are replicated across affordable housing to ensure that the development is socially inclusive and “tenure blind”.

· Traffic – It should be noted that a full Transport Assessment of the development will be prepared and submitted in support of the master planning process.  This will include a draft Green Travel Plan to identify measures for minimising reliance on private car journeys.  The site is accessible with nearby rail and bus infrastructure and has strong pedestrian accesses to town centre facilities. 


· Water Quality / Flooding – Appropriate good practice control measures will be adopted to control any run off during construction.  Any foul sewage will be dealt with in conjunction with the Statutory Undertaker.  The development will incorporate an appropriate surface water drainage system and harvesting techniques.  In addition, whilst the site is located in an area of low risk in terms of flooding, any requirements to address flood risk will be scoped with the Environment Agency. A flood risk assessment will be submitted with the master plan in advance of any planning application preparatory work.

· Contamination – The site is known to have areas of contaminated ground.  A ground investigation has been carried out in relation to the derelict factory site and this will be extended to cover the wider area where risks of contaminants being present are understood to be relatively low. A remediation strategy will be provided to resolve any contamination issues.










5.0	Planning Synopsis

5.1	This Development Concept represents an excellent opportunity to deliver a site for strategic growth to meet the needs of North Walsham throughout the forthcoming planning period. The project is in its infancy but partnership working between Hopkins Homes and the District Council will maximise the positive aspects of the site situation and remove non conforming uses and unattractive buildings from a visually important site in the town.  
 
5.2	The development of this area benefits the sustainable objectives of the District and will deliver appropriate planning gain. The resulting development would be a quality addition to the development content of North Walsham and would respect the scale and character of the settlement.  Hopkins Homes believes that this can be an award-winning development in the making which will be a credit to the local area for years to come.

5.3	The development will represent a design-led bespoke project which deals sensitively in terms of its response to the site and its wider area.  The proposal is fully representative of the quality and content of developments which are encouraged by the modern planning system. As such, it is hoped that the Local Development Framework Working Party will endorse the recommendation for a draft mixed use allocation so that the next phases of the project can be initiated. 
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