Development Proposals for Besthorpe & Attleborough 

Briefing Note SUMMARY – September 2008
	1.
	This document is a summary of a more detailed Briefing Note prepared by a group of concerned Besthorpe residents.  The main note appears on the “Attleborough at Risk” web site.  The references in the right hand column here refer to the main note
	

	2.
	Its purpose is to provide some background to the debate and assist those who feel compelled to comment to Breckland District Council (BDC) on the proposals.  Any comments need to be received by BDC by the 26th September 2008. They have asked that a particular form is used.  This is available on-line and at the library where the Core Strategy document and the Site Specific Proposals have been deposited.  However, we think it unlikely that they can refuse to accept comments just because the correct form has not been used.
	

	3.
	Some people have observed that demand for development land in the current economic climate is low or non existent.  We perhaps need to remember that we have gone from bust to boom to bust again over the last 18 years.  The period of this development plan is 18 years (from now until 2026).  Once land has been designated it is very unlikely to be removed and development will take place at some stage in the foreseeable future.
	

	4.
	BDC has been targeted by The East of England Regional Assembly with delivering 15,200 houses between 2001 and 2021.  BDC have extended the planning horizon to 2026 and have increased this figure, in proportion, to 19,000.  In addition they have added a further 2,740 to the total.  Norfolk as a whole has been targeted with developing 72,600 houses.  We believe that the basic need for development on such a scale and the need for 15,200 in Breckland up to 2021 should be challenged.
	2.1 to 2.5
6.1

	5. 
	BDC have considered four development options for their district and have concluded that Attleborough should accommodate 4,000 new homes.  They estimate that some 133 hectares (ha) of land will be needed plus a further 15 ha for employment, i.e. a total of 148 ha.  Besthorpe and Attleborough are effectively considered by BDC to be one and the same so, where appropriate, we need to read Attleborough and Besthorpe when Attleborough is mentioned.
	3.1 4.3

	6,
	In March 2008, BDC asked local landowners to offer land that could be considered for development.  Some 589 ha were offered and these areas appear on the documents published by BDC.  This is approximately four times what is needed.  The process by which land was offered is not transparent.  Some owners say they have not offered land but it is shown anyway whilst others say they have offered land but it is not shown at all.  It seems BDC have applied some filter in preparing their proposals.  Neither is it clear why land to the north of the A11, where access is relatively easy, has been excluded (some was offered).
	4.1 to 4.6

4.14



	7.
	Attleborough Town Council (ATC) was approached by BDC early in 2007 and asked which of three options they preferred.  The options were for 1,000, 2,100 or 4,000 houses.  ATC responded in April 2007 saying that they considered 4,000 to 6,000 houses more appropriate.  They also requested, amongst other things, a southern relief road running from the Besthorpe A11 junction to the Breckland Lodge roundabout on the A11, indoor and outdoor recreation facilities and a new road bridge or underpass at the Station Road level crossing (or the railway to be moved). 
	3.4

	8.
	In addition to the “preferred” option outlined in 5 above, BDC considered two other main options and a so called “do nothing” option (AO3).  This third option (what amounts to a free for all) was, not unreasonably, discarded.  The first of the other two (AO1) kept proposals for Attleborough the same as the preferred option but transferred some growth from Swaffham and Watton to Dereham.  The second (AO2) spread development more equally between Attleborough, Dereham, Swaffham and Watton.  This would reduce growth in Attleborough.  In all options, Thetford is considered a special case and is planned to accommodate up to 7,700 homes by 2026.
	3.1

	9.
	The reasons for favouring the proposed option and discounting the alternatives are not, in our view, compelling.  They revolve around high school and sewage treatment capacity and, for Watton and Swaffham, the lack of potential for economic growth.  
	3.1 3.2 3.3

	10.
	BDC’s Core Strategy allows for between 600 and 1700 new jobs in Attleborough.  This appears to be totally inadequate and would result in one of the key objectives – “transport corridors are to be protected from additional traffic” – not being met.  This house/job ratio for Attleborough is the highest of all those outlined in the Core Strategy, by a significant margin and would indicate an unsustainable level of development.  Equally, the allowance for retail space appears low. 
	3.1 3.2 3.3
4.17

	11.
	What is not mentioned in the proposals is the relief road.  The preliminary plans show the eastern portion running from an improved A11 Besthorpe junction, past the church, over the railway line and joining with the Buckenhan Road near Bunn’s Bank.  Bearing in mind that it would be an embanked road (in parts up to 50 metres wide and some 10 - 15 metres high over the railway) the visual and pollutant impact would be immense. 
	4.8 4.9

	12.
	One of the government’s targets is to provide affordable housing.  This is to satisfy a specific need.  However, part of the philosophy is to increase supply and take the heat out of the housing market.  It follows that additional infrastructure costs need to be minimised.  Developers may pay up front but the money is ultimately recouped from house purchasers.  We very roughly estimate that if both east and west relief roads are built, the A11 junction is improved, the rail crossing in Station Road is up-graded and a recreation centre provided, this could add, on average, some £12,000 to the cost of a house.  If the standard education contribution of £4,000 per house is added, the total premium becomes some £16,000.
	4.12

	13.
	The Core Strategy contains a list of parameters that will be applied to sites in order to assess their suitability.  These include:
(a) Could the development impact on international and national environmental designations?
(b) Will there be an increased risk of flooding in the area and will the development itself suffer?

(c) Is the site well related to existing developments?

(d) Is the site deliverable (market viability, desirability, contaminated land)?

(e) Could the allocation have an impact on infrastructure?

(f) Is the site brownfield or greenfield?

(g) Will it have an impact on amenity (overlooking, noise, light pollution)?

(h) Does it have easy access to key services?

(i) Does it have a detrimental effect on landscape or townscape?

(j) Could the development impact on the historic environment?

(k) Could the development impact on biodiversity?
Additionally the Strategy states:
(i) Development should seek to avoid irreversible or unnecessary loss of high grade agricultural land 

(ii) Pollution (in terms of noise, odour etc.) should be minimised 

(iii) Protection and enhancement of landscape is important 

(iv) Design of homes should mitigate against the effects of pollution, including air quality, noise inter al.

(v) Any development that will affect a listed building will be subject to comprehensive assessment
(vi) Under the heading “Amenity” – regard will be given to:

· Overlooking and/or privacy loss

· Dominance or overshadowing

· Odour, noise or vibration

· Important features or characteristics

· Aesthetic qualities of the landscape

(vii) Densities above 40/ha will be encouraged where appropriate
(viii) The affordable housing target should be 40% where capacity of the site > 5   or area of site is > 0.17ha.
(ix) Sites of archaeological interest and their settings will be protected, enhanced and preserved
(x) Transport corridors are to be protected from additional traffic 


	4.7
4.15 4.16

	14.
	Those who are minded to comment may wish to compare their circumstances with the planning objectives outlined in 13 above.  In our view development in Besthorpe, particularly with a new road, would fail to meet many of the above tests.
	4.7 6.3

	15.
	In our view the aims and objectives of the planning process would be best met by development of the offered land between the Buckenham Road and the railway to the south of the town.  This could be supplemented by some of the land offered between the A11 and the railway as well as any appropriate areas to the north of the A11.  Over 270 ha are available – nearly twice that which is needed.
	6.2 6.4 6.5 

	16.
	We believe the consultation process has been poorly handled and that there is a need to improve it in the future. 
	5.4
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