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38.1 
 
Is there evidence that the Council’s approach to development at Upwell and Outwell 
is not justified, sustainable, viable, available or deliverable? If such evidence exists 
what alternatives are available and have they been satisfactorily considered by the 
Council? 
 
 

1. Introduction 

 

1.1 The King’s Lynn and West Norfolk Core Strategy (CS) was adopted in July 

2011. This provides strategic level guidance as to growth and significant 

issues across the Borough in the period to 2026. The CS forms one part of 

the Local Plan.  It is the main document setting out the long term strategy, 

including the vision and objectives for the Borough, and the broad policies 

that will steer and shape new development.   

 

1.2 Upwell and Outwell combined together are designated as a KRSC by CS02 

The Settlement Hierarchy. CS06 Development in Rural Areas states that the 

majority of development within rural areas will take place in KRSC. This is 

confirmed within CS09 Housing Distribution. 

 

1.3 The SADMP has been prepared to give the spatial detail below higher level 

aspirations, within the CS and forms the second part of the Local Plan. Its 

policies will guide development in the Borough for the period up to 2026. 

The CS sets out the scale of growth and broad distribution for the Borough 

and the SADMP will allocate sites to help achieve this.  

 

1.4 The Council’s preferred distribution of development between KRSC, as 

detailed within the distribution of development chapter of the SADMP, 

indicates 64 additional dwellings for the KRSC of Upwell and Outwell. 

 

1.5 With the proposed modification to Site G104.1 (see later in this statement), 

the Council is proposing 70 new dwellings. This, as outlined in SADMP 

Appendix 5, is to optimise the development potential, given the relevant 

constraints. The dwelling numbers are provided over 6 sites. 
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1.6 The distribution of sites over Upwell and Outwell is purely based upon the 

sites proposed as growth options and the constraints upon them. The 

approach was not to ensure a certain number of sites were proposed in 

each of the settlements.  

 

1.7 The Council’s Sustainability Appraisal (SA01) demonstrates that of all 

proposed options for growth the sites listed in the table below are 

considered the most sustainable options for development in Upwell and 

Outwell, out of all the sites submitted for consideration. Deliverability Forms 

for the sites have been prepared by the landowners/agents (CIV13) and a 

summary is contained in the table below. 

  

SADMP Site Previous 
Ref 

Dwelling 
Number 

Vacant Available Anticipated 
Delivery 

G104.1 
Upwell – 
land north 
west of 
Townley 
Close 

UPW1 5 yes now 2014/15 – 
2018/19 

G104.2 
Upwell – 
land 
south/east 
of Townley 
Close 

UPW2 5 yes now 2014/15 – 
2018/19 

G104.3 
Upwell – 
Land at Low 
Side 

UPW3 5 no  Within the 
plan period 

2019/20 – 
2023/24 

G104.4 
Upwell – 
Land off St 
Peter’s 
Road 

682 15 yes now 2014/15 – 
2018/19 

G104.5 
Outwell – 
Land at 
Wisbech 
Road 

OUT1 5 yes now 2014/15 – 
2018/19 

G104.6 
Outwell – 

OUT2 35 no Within the 
plan period 

2014/15 – 
2018/19 
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Land 
Surrounding 
Isle Bridge * 
*Two forms completed as the access in separate ownership 

 

1.8 The table above and the Deliverability Forms themselves (CIV13) 

demonstrate that all of the sites could be, and there is a desire for them to 

be, delivered within the plan period. The access to Site G104.6 is in 

separate ownership from the majority of the site however; both parties are 

working together and are in agreement with regard to deliverability. 

 

2. Comparison of Alternative Options 
 
 

2.1 The Councils Sustainability Appraisal (SA01) details the consideration of all 

alternative options and the reasons why these were not considered the most 

sustainable options for development. All sites in Upwell and Outwell have 

identified constraints due to the nature of the conjoined settlements 

(landscape, grade of agricultural land, heritage, highways issues, etc.) and 

that in the interest of delivering development in a KRSC the Council has 

chosen the least constrained and therefore most sustainable options for 

development. 

 

2.2 SA01 splits the assessment table and descriptions into the two settlements 

of Upwell and Outwell; this was done so for ease of reference and 

geographical identification due to the volume of sites proposed. At previous 

SADMP stages a single long table was provided. The discussion brings the 

settlements back together and flows into the conclusion. One representation 

(427) highlighted that their site, 636, is listed in the Outwell table and it 

should be in Upwell. This could be amended but it would not alter the status 

of the site, as all of the sites for this KRSC were assessed together. 

 
2.3 Site 473 has been included within the development boundary following a 

representation made at the Preferred Options stage (Appendix 2 covering 

letter). Highlighting that the site is currently a residential site and large 
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garden, which would be appropriate for re-development. (the site of the 

former Beaupre Hall).   

 

2.4 Site 523 has also been included within the development boundary as since 

the start of the SADMP process planning permission was granted 

(12/01989/FM) for 15 affordable housing units to the front of the site and an 

access road allowing further development to potentially take place on Site 

523. (Appendix 3, Preferred Options Site 523 representation). 

 
2.5 Site G104.4 at earlier stages of the SADMP was not proposed for allocation 

due to highways concerns relating to access. However, this has been 

overcome; hence no objection from NCC HA, and indeed planning 

permission has been granted for two frontage dwellings and an access road 

to service Site G104.4 (14/00504/F). Link to the officers report and planning 

permission are included as Appendix 1. 

 

3. Heritage 
 

3.1 In response to Historic England in their representation (634) to Site G104.1 

the Council proposes the following amendments to G104.1: 

 

Paragrap
h/Policy 
no. 

Issue Proposed Change Justification 

Policy 
G104.1 
Upwell – 
Land 
north 
west of 
Townley 
close 

Heritage impact of 
a high density 
development at 
this sensitive 
location.  A high 
density 
development 
would not be in-
keeping with the 
local settlement 
pattern. 

Reduce the allocated 
dwelling number from 15 to 
5. 

To enable a 
development that has 
a density consistent 
with its surroundings 
and has  regard to 
the identified heritage 
assets 

Paragrap
h 
G.104.10 

Incorrect heritage 
asset information 
provided  

Amend paragraph 
G.104.10 To: 
 
The site is situated 
adjacent to the 
Conservation Area and 

In order to correctly 
represent the 
heritage assets 
present   
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Paragrap
h/Policy 
no. 

Issue Proposed Change Justification 

within close proximity of 
the Grade II* listed building 
Welle Manor Hall and the 
Grade II listed war 
memorial. However, the 
Council considers that a 
modest development, if 
designed sensitively could 
conserve and enhance the 
setting of these. 
 

 

The agent of site G104.1 has provided a response to Historic England’s 

representation in the form of an email, letter and indicative site layout 

(Appendix 4). This demonstrates an understanding of the relationship 

between the site and the conservation area, and recent / proposed 

development in the immediate vicinity.   

 

3.2 In response to Historic England in their representation (635) to Site G104.3 

the Council proposes the following amendment to G104.3: 

 

Policy 
no. 

Issue Proposed Change Justification 

Policy 
G104.3 
Upwell – 
Land at 
Low Side 

The policy should 
refer to the need 
for development 
that conserves and 
enhances the 
conservation area. 
As referenced in 
the site description 
and justification 
the site is adjacent 
to the conservation 
area. 
 

Addition of further Policy 
item: 
 
3. Careful design ensuring 
that development 
conserves and enhances 
the conservation area.   
 

Accurately reflect the 
conservation area 
and the site’s 
relationship.  

 

3.3 Historic England also made a representation (636) in relation to Site 

G104.4. the agent has provided a response to this in the form of a letter, 

email and indicative layout scheme (Appendix 5). This demonstrates an 
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understanding of the relationship between the site and the conservation 

area, and development of a similar nature in the locality. Planning 

permission has been granted for the two frontage dwellings and access 

road (14/00504/F). The Historic Environment Services had no objection, the 

Conservation Areas Advisory Panel considered the application to be 

acceptable and the Council’s Conservation Officer supported the 

application.   

 

4. Drainage 
 

4.1 The Council throughout the SADMP process has sought explanation and 

clarification on points raised by the Middle Level Commissioners (MLC). 

However, this has proved unsuccessful.  Most recently on the particular 

points raised on sites within Upwell & Outwell, we have asked the MLC to 

explain why the development cannot connect in to their drain. They have not 

provided any reason to explain their comment. 

 

4.2 The agent representing Sites G104.1 and G104.4 has provided two email 

responses to the comments made by the MLC (Appendix 6). In these, the 

agent states that he does not believe that the comments made by the MLC 

will prevent to the two sites being developed /delivered. 

 
4.3 The agent representing Site G104.6 has provided a response the comments 

made by the MLC (Appendix 7). This states that due to the size of the site in 

relation to the number of dwellings allocated that there is sufficient scope for 

a SuDs scheme to be designed and accommodated on the site, either to 

infiltrate or to attenuate to greenfield run off rates. The detail of any drain 

improvement, which is likely to be minor if flows are attenuated, can be 

determined at the detailed design stage. 

 
4.4 The detail of the schemes for G104.1, G104.2, G104.3, G104.4 and G104.6 

can be developed in consultation with NCC as the LLFA and the MLC at the 

design process stage that would inform a detailed planning application. The  

landowners of Site G104.2 and the landowners of Site G104.3 have both 
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responded to the comments made by  MLC in relation to their sites, this can 

be viewed as Appendix 8 & 9 respectively. 

 
4.5 NCC who are the LLFA have not raised objection to the proposed sites. 

 
4.6 Having liaised with the Development Management Team regarding the IDB 

comments they are confident there are appropriate design solutions. This 

has been and is current practice with planning applications in this area. 

Indeed Site G104.4 has applied for outline planning permission 

(15/01496/OM) and as part of this process MLC have been consulted and 

state that the proposal is acceptable. (Appendix 10)  

 

 

5. Additional Sites  
 

5.1 There are a minimum of 70 dwellings spread over six allocations for this 

KRSC, so the target based upon the Council’s preferred method of 

distribution, of 64 dwellings, is exceeded. The Council has taken an 

appropriate flexible approach within the SADMP, in order to achieve the 

desired overall target dwellings numbers set by the CS. The Council does 

not currently propose any additional sites for this KRSC.   

 

 
6. Conclusion 

 

6.1 The Council considers that the approach taken with regard to development 

at Upwell and Outwell is justified, sustainable, viable, available and 

deliverable.  
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Appendix 1: Officer Report and Decision Notice (14/00504/F)  
 

http://online.west-norfolk.gov.uk/online-
applications/files/087507249B45D508020360C877C08DBE/pdf/14_00504_F-
OFFICER_REPORT-3365832.pdf  

 

http://online.west-norfolk.gov.uk/online-
applications/files/AD1A1ACFBF26BB972DCB3C2AD0926FE2/pdf/14_00504_F-
DECISION-3365714.pdf  
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Appendix 2: ADS Preferred Options Representation Covering Letter in 
Relation to Site 473 
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Appendix 3: Preferred Options Representation in Relation to Site 523 
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The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from Inspector David Hogger 
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The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from 
Inspector David Hogger 

 

Appendix 4. G104.1 Agent’s Reponses to Historic England 
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The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from Inspector David Hogger 
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The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from 
Inspector David Hogger 

 

Appendix 5 G104.4 Agent’s Reponses to Historic England 
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The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from Inspector David Hogger 
 

Drawing No. 15/12/1915/1: Plots 1-12 Houses, Plots 13 -15 Bungalows 

 

28 | P a g e  
 



The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from 
Inspector David Hogger 

 

Appendix 6. G104.1 and G104.4 Agent response to MLC comments 
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The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from 
Inspector David Hogger 

 

Appendix 7. G104.6 Agent Response to MLC comments 
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The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from 
Inspector David Hogger 

 

Appendix 8. G104.2 Landowner response to MLC. 
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The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from 
Inspector David Hogger 

 

Appendix 9. G104.2 G104.3 response to MLC. 
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The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from 
Inspector David Hogger 

 

Appendix 10. MLC 15/0146/OM consultation response 
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The King's Lynn & West Norfolk Borough Council’s response to the Issues and Questions paper from 
Inspector David Hogger 
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