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Introduction 

 

 At the Examination on 6 September 2016 the Examiner Mr Phillip Staddon 

who is conducting the Examination into the Draft Charging Schedule 

proposed by the Borough Council requested further information / clarification 

of a number of issues. 

 

 He requested responses by 20 September, to be then circulated to those 

making representations. He requested that any comments be returned to him 

by 4 October 2016. 

 

 The Borough Council has prepared the following responses to the queries. A 

contents list is provided, and the responses are numbered and follow on. 

 

 Our responses aim to clarify the assumptions we have used to calculate the 

potential impacts of a CIL charge. We have sought to correct material as 

necessary, and therefore give a more transparent set of figures. We also 

explain where more up to date material referred to at the Examination fits into 

our evidence. 

 

 We still consider that as proposed our Charging Schedule, taking into account 

the revised evidence, does not threaten the overall viability of development 

across the Borough. 
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Requested information 

Contents 

Item 

number 
Subject Action required Output 

Page 

number 

1 Strategic sites 

– S106 costs 

(Table 9.4) 

Summary breakdown of 

S.106 costs assumed on 

Strategic Sites 

Note to 

Inspector with 

additional detail 

5 

2 Strategic sites 

– S106 costs 

(Table 9.4) 

Revised Table 9.4 with 

corrected notes section.  

 

Revised text 8 

3 Strategic sites 

– Units and 

density data 

(Table 9.4) 

Revise unit / density data 

for Knights Hill and Hall 

Lane sites 

(To reflect up dated 

information available 

from latest BC Housing 

Trajectory) 

Note to 

Inspector with 

additional detail 

11 

4 Modelled 

typologies (In 

respect of 

Table 9.5 

typologies 1-9) 

Provide note / table 

(percentages and 

numbers of dwellings) on 

typologies and site 

allocations by proposed 

Charging Zones.  

 

Note to 

Inspector with 

additional detail 

23 

5 Table 10.3a) – 

Additional 

Profit on larger 

sites 

Corrections to table 

10.3a) required as result 

of the correct figures in 

Appendix 5 which are 

not reflected in Table 

10.3a). 

 

Produce 

revised table 

27 

6 Charging Zone Provide a more detailed Produce 28 
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mapping  - 

King’s Lynn 

map of unparished area 

of King’s Lynn, in respect 

of the £10m2 proposed 

charging zone 

 

revised 

mapping 

7 Table 10.4b), c) 

and d) – 

Residual 

Values (by 

proposed 

Charging 

Zones) 

Clarify / revise tables 

10.4b), c), and d) to 

reconcile with actual 

Affordable Housing 

liabilities. Clarify that 

some typologies would 

not require affordable 

housing e.g. smaller infill 

etc. Amend calculations 

if appropriate. 

(Ensure consistent 

approach with summary 

figures given in Tables 

10.2 b), c) and d)). 

 

Produce 

revised tables 

with 

explanatory 

note 

31 

8 Draft Charging 

Schedule 

Provide definitions for 

types of retail 

development in Draft 

Charging Schedule 

 

Produce 

revised Draft 

Charging 

Schedule with 

explanatory 

note 

36 

 

All of the above information must be submitted to PINS and emailed to the 

representors by 20 Sep 2016. 

 

Representors will then have until 4 Oct 2016 to comment. 
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ITEM 1 

Strategic sites – S106 costs (Table 

9.4) 

Summary breakdown of S.106 costs 

assumed on Strategic Sites 

 

Table 1 shows a breakdown of the assumed S.106 obligations and associated costs for each 

of the nine strategic sites as per table 9.4 

Table 1 

Site Onsite S.106 obligations 

Boal Quay KL2 £100,000 public open space facilities, 

£5,684 fire hydrants 

Total £105,684 (£302 per dwelling). 

South of Parkway KL3 £100,000 public open space facilities, 

£4,222 fire hydrants. 

Total  £104,222 (£401 per dwelling) 

Lynnsport KL4 £2,680,207 highways (link road), 

£50,000 public open space facilities  

4,369 fire hydrants. 

Total £2,734,576 (£9,207.32 per dwelling) 

Bankside KL6 £100,000 open space facilities, 

£200,000 car parking linked to West Lynn Ferry 

Fire Hydrants £3,248, 

Flood mitigation/defences £1,000,000 

Total £1,303,248 (£6,517 per dwelling) 

West Winch £12,050,000 education 

£5,000,000 highways 

£1,000,000 public open space facilities 

£229,200 potential sub-library 

£62,037 fire hydrants 

Total £18,341,237 (£4,801 per dwelling) 

Hall Lane, South Wootton £200,000 open space facilities 

£30,000 potential sub-library 

£8,120 fire hydrants. 

Total £238,120 (£476 per dwelling) 

Knights Hill, South Wootton £400,000 open space facilities 

£42,000 potential sub-library, 

£11,368 fire hydrants. 
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Total £453,368 (£648 per dwelling) 

East of Lynn Road, Downham Market £100,000 open space facilities 

£6,496Ffire hydrants 

Totalling £106,496 (£266 per dwelling) 

Wisbech Fringe, Wisbech £4,206,900 contribution to onsite school 

£400,000 open space facilities 

£8,923 fire hydrants 

Total £4,615,832 (£8,392 per dwelling) 

 

The above costs were derived from considering the policy requirements of each of the above 

sites and in the context of the restrictions on the use of s106 payments set out in CIL 

Regulation 122 and CIL Regulation 123 (pooling).  Whilst these sites do have a substantial 

impact on the local infrastructure and require mitigation measures it would not be 

appropriate (or possible) for the Council to request larger amounts. 

The amounts have been checked against actual S.106 costs on sites where obligations had 

been secured and collected by the Council. This work looked at data over a 10 year period 

from 2004-2014 utilising both Borough and County Council monitoring reports and data 

sources. In addition the Council also contacted Norfolk County Council to establish costs 

multipliers where known in relation to education, libraries and fire hydrants for all of the 

strategic sites. For example the cost of a fire hydrant is £812. 

The significant changes in the figures from those used in the 2013 Viability Study are in the 

main due to updating of the figures based on information received in relation to the level 

education contributions to be sought from Norfolk County Council.  The education figures 

were removed where an onsite provision is not being sought (in part due to the pooling 

restrictions). It is assumed that education will be delivered via CIL in such cases in the 

future. 

This is well illustrated in the differences between tables 7.2 and 7.3 of the January 2016 

viability study. 

The Borough Council has a strong track record of securing and achieving S.106 obligations. 

As set out in table 7.1 of the report (January 2016) the average level of obligations collected 

across applicable sites in the borough was £7,032.24 per dwelling. With the exception of the 

West Winch site and the Wisbech Fringe site where new primary schools are required 

onsite, the amounts of CIL being sought per dwelling along with the S.106 on site obligations 

set out in table 1 above, are below the level of obligations that have consistently been 

provided on developments across the borough.  
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Conclusion  

 

 The above table shows how the estimated S106 payments given in Table 9.4 

are calculated. 

 

 Costs here reflect a post CIL Charging Schedule situation (i.e. when subject 

to the restrictions set out in CIL Regulations 122 and 123) where generalised 

contributions (e.g. secondary school payments) are met through CIL. 

 

 Analysis of S106 agreements concluded and anticipated payments across the 

Borough in recent years indicates approximately £7,302 per dwelling on the 

larger sites. 

 

 Assuming CIL were introduced at the proposed rates (accepting there will still 

be onsite S106 payments) we conclude that the burden on developers will be 

less than that actually sought/paid in S106 recently/currently. 
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ITEM 2 

Strategic sites – S106 costs (Table 

9.4) 

Revised Table 9.4 with corrected notes 

section.  

 

 

The text in the right hand column of table 9.4 was not correct – not having been updated 

from an earlier iteration of the report.  This is corrected overleaf.  The areas and numbers of 

units were correct and are unchanged.  However the s106 figures quoted were not 

consistent with those shown in Table 7.3 of the King’s Lynn and West Norfolk Borough 

Council CIL - Post PDCS Viability Update – January 2016.  These are now correct as below.  

Subject to the comments in the response to Item 1 above, the figures in Table 7.3 are 

correct.  
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Table 9.4 KLWN Large Sites 

Site Details Notes  

Boal Quay KL2 Units 350 Brownfield site with river frontage.  Assume mainly 
flatted development.  No open space allowed. 

Allow for raised floors and additional works. 

Estimated s106 payments of £105,684. 

King’s Lynn Area (Gross ha) 4.1ha 

 Density (units/ha) 85 

South of Parkway KL3 Units 260 Playing fields in King’s Lynn.  Mix of family housing 
and flats in higher density development.  25% open 
space to give net developable area of 6.6ha. 

Estimated s106 payments of £104,222. 

King’s Lynn Area (Gross ha) 8.8ha 

 Density (units/ha) 30 

Lynnsport KL4 Units 297 Amenity Land within the built up area.  Assume a mix 
of family housing on about half the site.  Assume 
retaining of allotments etc.  Net developable area of 
9ha. 

Within Flood zone 2 and 3. 

Estimated s106 payments of £2,734,576. 

This site is owned by the Council. 

King’s Lynn Area (Gross ha) 9.1 

 Density (units/ha) 32.6 

Bankside KL6 Units 200 Previous industrial use. 

High density with about half units as flats – no open 
space. 

Possibility of high quality design given proximity to 
King’s Lynn conservation area. 

Provision of additional car parking to serve West 
Lynn Ferry. 

Estimated s106 payments of £1,303,248. 

 

King’s Lynn Area (Gross ha) 2.6 

 Density (units/ha) 77 

West Winch Units 3,820 Known as South East KL in 2013 Viability Study. 

Large strategic site south of the A47. Overall site 
area for residential and associated development is 
some 171ha.  Significant open space provision, 
assume net developable area of 100ha (about 40% 
open space). 

Restricted by gas main easement 

Link road needed, but to serve development so no 
additional costs. 

Estimated s106 payments of £18,341,237. 

 

King’s Lynn Area (Gross ha) 192 

 Density (units/ha) 20 

Hall Lane Units 500 Large greenfield strategic site.  40ha in all.  Assumed 
36units/ha and 75% net developable to give a net 
area of 13.88ha and gross area of 18.52ha. 

South Wootton Parish Council have prepared a 
Parish Plan. 

Some flood issues – assumed in undeveloped parts. 

Estimated s106 payments of £222.872. 

South Wootton Area (Gross ha) 18.5 

 Density (units/ha) 27 
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Table 9.4 KLWN Large Sites Continued 

Site Details Notes 

Knights Hill Units 700 Large greenfield strategic site.  36.9ha in all.  
Assumed 36units/ha and 75% net developable to give 
a net area of 20.25ha and gross area of 27ha. 

South Wootton Parish Council have prepared a 
Parish Plan. Only part of the site is in South Wootton, 
rest is Castle Rising and King’s Lynn. 

Some flood issues – assumed in undeveloped parts. 

Estimated s106 payments of £448,744. 

South Wootton Area (Gross ha) 27.0 

 Density (units/ha) 26 

East of Lynn Road Units 400 Large strategic site.  Total site area in excess of 45ha 
submitted for consideration in LDF process.  Modelled 
for 400 units.  Assumed 36units/ha and 75% net 
developable to give a net area of 11.20ha and gross 
area of 14.93ha. 

Currently in agricultural land 

Mix of family housing 

Part of site ex-WW2 airfield – not considered 
significant. 

Estimated s106 payments of £104,060. 

Downham Market Area (Gross ha) 14.9 

 Density (units/ha) 27 

Wisbech Fringe  Units 550 This site is assumed to accommodate 550 units, 
when being developed with an adjacent allocation 
from the Fenland Local Plan. 

Assume 25% open space, 19ha net developable. 

A master plan for the whole site is required 

Mix of family housing 

Estimated s106 payments of £4,616,000. 

Wisbech Area (Gross ha) 25.3 

 Density (units/ha) 21.74 
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ITEM 3 

Strategic sites – Units and density 

data (Table 9.4) 

Revise unit / density data for Knights Hill 

and Hall Lane sites 

(To reflect up dated information available 

from latest BC Housing Trajectory) 

 

1.0 Introduction  

 

1.1 The Inspector requested a note with additional detail on the numbers of units and 

anticipated densities on the strategic sites at Hall Lane, South Wootton and 

Knights Hill, reflecting updated information available from the latest (May 2016) 

Borough Council Housing Trajectory.  These details are set out below.  The 

scenarios illustrated show that the Council’s assumptions about units to be 

delivered and likely densities are realistic.  As set out in the trajectory, all the 

phasing information (in terms of numbers of units and timings) was provided 

by/agreed with the various site promoters.  

This information is presented without prejudice to any future consideration by 

planning committee. 

2.0 E3.1 Hall Lane, South Wootton 

 

2.1 The information below is largely taken from the 2015/2016 Housing Trajectory 

Schedule.  This is available via the link below:   

 

https://www.west-norfolk.gov.uk/downloads/download/51/monitoring_reports 

 

2.2 Note that the housing trajectory listed the allocation figure of 300 dwellings for the 

Hall Lane site, as at that point no alternative consultations or submissions had 

either occurred or had been received by the Council.  

 

2.3 The Trajectory states that “There are five land owners.  The agent who 

represents four of them (Mr John Maxey), the majority land owners, states that 

they have a collaborative approach.  A legal agreement is being drawn up by 

solicitors, planning agent (Maxey Grounds & Co.) has been instructed with a 

planning application expected before the end of the year, detailing 500 dwellings.  

The application will be a hybrid i.e. part full and part outline, commencement is 

expected by the end of this year.  Once planning permission has been granted 

they will phase the development, and start building straight away.  400 dwellings 

are scheduled to be delivered over 8 years at a rate of 50 dwellings per year, and 

the remaining 100 dwellings in the following 3 years, as these are tied to the 

access road.”  Source: Developer Survey for the 2015/16 Housing Trajectory 

21/03/2016.” John Maxey represents landowners on 34ha. 

 

https://www.west-norfolk.gov.uk/downloads/download/51/monitoring_reports
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2.4 This does not however include the portion of the land owned by the fifth land 

owner who is in the process of developing their planning application.  Their site of 

6.2ha, taking off 25% for open space, etc. could bring the overall total for the 

allocated area to some 650 units. (6.2ha x 0.75 = 4.65ha developable area. 

4.65ha x 36 units/ha = 167 units). 

 

2.5 The total area of the allocation is 40ha; 19.5ha of this is located within Tidal 

Climate Change Flood Zone 2 (so is not developable), leaving 20.5ha of 

developable land.  Open space, Green Infrastructure, part of the link road, etc. 

could be provided in the areas at a higher risk of flooding.  The open space 

requirement is 2.8ha.  With a total of 500 dwellings divided by a 36 dwellings/ha 

density this results in a 13.88ha net area and then with an allowance of 25% for 

open space, etc., the gross site area is 18.5 ha.  This is the area required to 

deliver the 500 dwellings in a policy compliant way and forms the basis of the 

modelling in the King’s Lynn and West Norfolk Borough Council CIL - Post PDCS 

Viability Update – January 2016.  

 

2.6 The table below illustrates the three ‘number of units’ scenarios.  For the purpose 

of the CIL examination the Council believes that the second scenario, 500 units, 

is the most appropriate based upon available evidence. 

 

E3.1 Hall Lane, South Wootton (total area is 40ha) 

Units Gross Area (ha) Density (Units/ha) 

300 18.5 16 

500 18.5 27 

650 18.5 35 

 

2.7 Provided below is a copy of the site allocation map from the Site Allocations and 

Development Management Polices (SADMP) pre-submission version (2015).  

The SADMP is about to be adopted with modifications. Following on from this is 

map which illustrates the site allocation and the flood zones. The next map shows 

the control of the land within the site. 
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3.0 E4.1 Knights Hill 

 

3.1 The information below is taken from the 2015/2016 Housing Trajectory Schedule.  

As set out in the trajectory, all the phasing information (in terms of numbers of 

units and timings) was provided by/agreed with the various site promoters.  The 

Trajectory is available via the link below:  

 

https://www.west-norfolk.gov.uk/downloads/download/51/monitoring_reports 

 

3.2 The allocation is for at least 600 dwellings.  The site is likely to come forward in 

two parts; 15/01782/OM detailing 65 dwellings is being promoted by Clayland.  

The second part is according to the agent (Paul Belton) likely to come forward 

with an application detailing 650 dwellings, with an anticipated delivery rate of 75 

dwellings per year.  The Trajectory states that: 

 

3.3 “Camland Development are promoting the land, this is in three ownerships.  A 

promotion agreement has been signed between Camland Development and the 

three separate landowners.  The land is greenfield and is available for 

development now.  A full team is instructed and the preparation of an outline 

planning application is in a well advanced state.  Pre-application advice has 

already been sought.  The outline application is expected pre-summer 2016, 

hopefully in the next 6-8 weeks.  Camland Developments will sell land parcels to 

house builders on receipt of an outline planning approval.  Reserved Matters 

should commence in late 2017.  The anticipated delivery rate will be 75 dwellings 

per year.  They consider constraints to be known and understood and mitigation 

measures have been incorporated within the masterplan.  It is not anticipated at 

this time that there will be any constraints that will limit the future delivery of 

housing on the site.” Source: Developer Survey for the 2015/16 Housing 

Trajectory: 29/03/2016.  

 

3.4 The figure of 650 dwellings is further set out by Camland Development’s Knights 

Hill consultation website and material (February 2016):  http://www.knights-

hill.com/our-proposals 

 

3.5 For information, provided below is a copy of the site allocation map from the 

SADMP pre-submission version (2015).  Following this (page 7) is the master 

plan provided for the smaller portion of the site, illustrating 65 dwellings/units on 

2.6ha.  After this (page 8) is the master plan from the Camland Development’s 

consultation documents detailing 650 dwellings on the larger portion of the site 

(34.3ha). 

 

3.6 The area of the allocation is 36.9ha.  The site is in Flood Zone 1. The open space 

being provided by the Camland area is 5.7ha, with a further 4.7ha is not 

developable being a required landscape buffer.  This space is also performing the 

safeguarding / mitigation required through the Habitats Regulation Assessment. 

There is no double counting or extra land required to satisfy this item.  With 700 

dwellings and a total area of 36.9 ha, at the assumed rate of 36 units/ha and 75% 

https://www.west-norfolk.gov.uk/downloads/download/51/monitoring_reports
http://www.knights-hill.com/our-proposals
http://www.knights-hill.com/our-proposals
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net developable area a net area results of 20.25ha and a gross area of 27ha.  

This is the area required to deliver the 700 dwellings in a policy compliant way 

and forms the basis of the modelling.  

 

3.7 The table below illustrates the three ‘number of units’ scenarios.  For the purpose 

of the CIL examination the Council believes that the second scenario, 700 units, 

is the most appropriate based upon current evidence. 

 

E4.1 Knights Hill (total area is 36.9ha) 

Units Developable Area (ha) Density (Units/ha) 

600 27 22 

700 27 26 

715 27 26 

 

 

3.8 Following on from this is a series of maps. The first map is of the site allocation 

and is taken from the Site Allocations and Development Management Polices 

plan document (SADMP), pre-submission version (2015). The SADMP is due to 

be adopted with modifications. The next map shows the composition of the 

allocation by the controlling agents. This is supported by the master plan 

submitted by ‘Clayland’ as part of their planning application, and the master plan 

which formed part of ‘Camland’s’ public consultation.   
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Conclusion 

 

 The Borough Council has sought to clarify the assumptions used in Table 9.4, 

and gives an update in respect of recent evidence from current planning 

applications and information collected as part of the Housing Trajectory (May 

2016). 

 

 At South Wootton (Hall Lane) clarification is given of the net developable 

area and land owner aspirations for unit numbers (information from two 

parties is considered). 

 

 We conclude that potentially higher density schemes are to be expected when 

planning applications are lodged. This reflects the SADMP Inspector’s Main 

Modifications on flexibility of numbers on allocated sites. The scheme would 

be sharing known costs across greater numbers. 

 

 These points are borne out by recent planning applications approved for in 

excess of the allocated numbers in SADMP. (The Trajectory can give details 

as required).  

 

 At Knights Hill similar considerations apply. 

 

 Developers draft proposals at Knights Hill reflect requirements for open space 

requirements compliant with the constraints imposed by HRA issues. 

 

 Overall we consider realistic assumptions have been made about 

infrastructure requirements and resulting costs spread over realistic land 

areas and numbers of units. 
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ITEM 4 

Modelled typologies (In respect of 

Table 9.5 typologies 1-9) 

Provide note / table (percentages and 

numbers of dwellings) on typologies and 

site allocations by proposed Charging 

Zones.  

 

 

Modelled Typologies ‘Note’ 

 

1.1 In order to assess the relevance of the CIL 10 modelled typologies within the Borough of 

King’s Lynn and West Norfolk we have looked at the latest published Housing and 

Economic Land Availability Assessment (HELAA) 2014.  The Link below is from the 

Borough Council website to the study’s main report, site assessment tables and 

corresponding maps: 

 

https://www.west-

norfolk.gov.uk/info/20185/planning_policy_research/379/housing_and_economic_land_a

vailability_assessments_helaa 

 

1.2 We have analysed the sites assessed within this study that were judged able to provided 

dwellings during the plan period to 2026 in comparison with the 10 modelled CIL sites, 

importantly this included the sites proposed for allocation at that time. These were the 

same as those contained within the Site Allocations and Development Management 

Polices (SADMP) document pre-submission version (2015).  

 

1.3 This analysis is displayed by a series of tables that illustrate the number of sites within 

the HELAA study judged to be capable of providing dwellings during the plan period by 

the proposed CIL charging zones. Also displayed are the number of dwellings by each 

modelled typology and each CIL charging zone.    

 

1.4 It is important to note that CIL modelled typologies 6, 9 and 10 do not feature as these 

are the smaller sites, which  would not be assessed in the HELAA or sought for 

allocation within the local plan process, as the minimum site threshold for assessment 

https://www.west-norfolk.gov.uk/info/20185/planning_policy_research/379/housing_and_economic_land_availability_assessments_helaa
https://www.west-norfolk.gov.uk/info/20185/planning_policy_research/379/housing_and_economic_land_availability_assessments_helaa
https://www.west-norfolk.gov.uk/info/20185/planning_policy_research/379/housing_and_economic_land_availability_assessments_helaa
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was 5 dwellings. These types of smaller site do however come forward within the 

borough and are likely come forward in the form of windfall. 

 

 

1.5 For ease of reference a copy of table 9.5 from the King’s Lynn and West Norfolk 

Borough Council CIL - Post PDCS Viability Update – January 2016, which details the 10 

modelled typologies is also provided below. 
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Number of ‘sites’ / percentages 

Sites 

      

 
CIL Charging Zones £/m2 

CIL Model 

£0/2 
rated 
strategic 
sites 

£10/m2 
Kings Lynn 
Unparished 
Area 

£40/m2 
South 
and West 
of 
Borough 

£60/m2 
North 
and East 
of 
Borough Total 

1 5 5 5 6 21 

2 0 4 4 5 13 

3 0 2 10 11 23 

4 0 2 54 42 98 

5 0 2 31 47 80 

6 0 0 0 0 0 

7 2 8 5 1 16 

8 0 8 9 5 22 

9 0 0 0 0 0 

10 0 0 0 0 0 

Total 7 31 118 117 273 

      

 
CIL Charging Zones £/m2 

CIL Model 

£0/2 
rated 
strategic 
sites 

£10/m2 
Kings Lynn 
Unparished 
Area 

£40/m2 
South 
and West 
of 
Borough 

£60/m2 
North 
and East 
of 
Borough Total 

1 71% 16% 4% 5% 8% 

2 0% 13% 3% 4% 5% 

3 0% 6% 8% 9% 8% 

4 0% 6% 46% 36% 36% 

5 0% 6% 26% 40% 29% 

6 0% 0% 0% 0% 0% 

7 29% 26% 4% 1% 6% 

8 0% 26% 8% 4% 8% 

9 0% 0% 0% 0% 0% 

10 0% 0% 0% 0% 0% 

Total 100% 100% 100% 100% 100% 
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Dwellings and unit numbers breakdown and percentages 

Dwellings / Units 

      

 
CIL Charging Zones £/m2 

CIL Model 

£0/2 
rated 
strategic 
sites 

£10/m2 
Kings Lynn 
Unparished 
Area 

£40/m2 
South and 
West of 
Borough 

£60/m2 
North and 
East of 
Borough Total 

1 3427 1210 560 1160 6357 

2 0 185 147 260 592 

3 0 40 238 268 546 

4 
 0 31 735 571 1337 

5 0 16 204 292 512 

6 0 0 0 0 0 

7 305 196 187 32 720 

8 0 70 70 37 177 

9 0 0 0 0 0 

10 0 0 0 0 0 

Total 3732 1748 2141 2620 10241 

      

 
CIL Charging Zones £/m2 

CIL Model 

£0/2 
rated 
strategic 
sites 

£10/m2 
Kings Lynn 
Unparished 
Area 

£40/m2 
South and 
West of 
Borough 

£60/m2 
North and 
East of 
Borough Total 

1 92% 69% 26% 44% 62% 

2 0% 11% 7% 10% 6% 

3 0% 2% 11% 10% 5% 

4 0% 2% 34% 22% 13% 

5 0% 1% 10% 11% 5% 

6 0% 0% 0% 0% 0% 

7 8% 11% 9% 1% 7% 

8 0% 4% 3% 1% 2% 

9 0% 0% 0% 0% 0% 

10 0% 0% 0% 0% 0% 

Total 100% 100% 100% 100% 100% 
 

1.6 The tables show that the modelled CIL typologies do relate to the actual sites that will 

come forward in the Borough.  
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ITEM 5 

Table 10.3a) – Additional Profit on 

larger sites 

Corrections to table 10.3a) required as 

result of the correct figures in Appendix 5 

which are not reflected in Table 10.3a). 

 

 

In table 10.3a the £/site column had not been updated from an earlier iteration of the report, 

it is presented here in amended form. 

Table 10.3a  Additional Profit - Larger Sites – FULL POLICY 

   Additional Profit 

   £ site £/m2 

1 Boal Quay King’s Lynn -9,324,703 -491 

2 South of Parkway King’s Lynn -1,034,828 -59 

3 Lynn Sport King’s Lynn 1,890,719 74 

4 Bankside King’s Lynn -4,192,803 -290 

5 West Winch King’s Lynn -39,918,087 -129 

6 Hall Lane South Wootton 7,196,899 177 

7 Knights Hill South Wootton 9,639,892 170 

8 East of Lynn Rd Downham Market 601,504 19 

9 Wisbech Fringe Wisbech -6,443,562 -144 
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ITEM 6 

Charging Zone mapping  - King’s 

Lynn 

Provide a more detailed map of 

unparished area of King’s Lynn, in respect 

of the £10/m2 proposed charging zone 

 

 

Below is a more detailed map of the King’s Lynn Unparished Area £10/m2 proposed 

CIL charging zone. One was not provided in the in the documentation presented for 

consultation and before the Inspector. This map was requested by the Inspector to 

add a further degree of clarity. 

Following on from this is an indicative map which illustrates the charging zone(s) that 

the strategic sites of Hall Lane and Knights Hill are located within. This is presented 

in order to provide clarification given the discussion about charging rates at Knights 

Hill. 
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ITEM 7 

Table 10.4b), c) and d) – Residual 

Values (by proposed Charging 

Zones) 

Clarify / revise tables 10.4b), c), and d) to 

reconcile with actual Affordable Housing 

liabilities from planning policies (Policy 

CS09). Clarify that some typologies would 

not require affordable housing e.g. smaller 

infill etc. Amend calculations if 

appropriate. 

(Ensure consistent approach with 

summary figures given in Tables 10.2 b), 

c) and d)). 

 

 

Tables 10.4(a to d) 10.5(a to d) 10.6(a to d) of the King’s Lynn and West Norfolk 

Borough Council CIL - Post PDCS Viability Update – January 2016 set out the results of 

the appraisals showing affordable housing against levels of CIL.  The following 

tables show the appropriate affordable percentage taking into account the affordable 

housing policy area and the site size threshold. 

It is important to note that the figures in Tables 10.4(a to d) 10.5(a to d) 10.6(a to d) 

of the King’s Lynn and West Norfolk Borough Council CIL - Post PDCS Viability Update – 

January 2016 are correct, however as they are not related to the actual polices are difficult to 

follow. 

 

Conclusion 

 The first column shows the corrected affordable housing % appropriate to the 

location or type.  Viability is then assessed on this basis in the revised table. 

 

 When read with the response to Item 4 above (the distribution of typologies) it 

can be seen that the concerns that were expressed that significant amounts of 

development would be unviable across the CIL Charging Zones are 

unfounded. The majority of the ‘unviable’ typologies are not present in 

significant numbers in the areas concerned. 
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ITEM 8 

Draft Charging Schedule Provide definitions for types of retail 

development in Draft Charging Schedule 

 

 

As set out in Chapter 12 of the Site Specific Allocations and Policies DPD and Community 

Infrastructure Levy Viability Study (November 2013) HDH recommend that the Charging 

Authority adopts the definitions set out by Geoff Salter in his report following his examination 

of the Wycombe DC CIL Charging Schedule (September 2012).  These are: 

Superstores/supermarkets are shopping destinations in their own right where weekly food 
shopping needs are met and which can also include non-food floorspace as part of the 
overall mix of the unit. 

Retail warehouses are large stores specialising in the sale of household goods (such as 
carpets, furniture and electrical goods) DIY items and other ranges of goods catering for 
mainly car-borne customers. 


