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1.0 MATTER 5: SETTLEMENTS AND SITES

Introduction

1.1 This Hearing Statement for Matter 5 has been prepared by Carter Jonas on behalf of Barratt David

Wilson (BDW) to respond to the Inspectors questions on the site allocation policies for King’s Lynn

and the surrounding area. This Statement responds to Question 142 which relates to land at Knights

Hill in South Wootton and whether this site should be allocated.

1.2 BDW has an interest in land west of Knights Hill, Grimston Road in South Wootton, which is allocated

in the adopted Site Allocations and Development Management Polices Plan 2016 (SADMP) for at

least 600 dwellings (see Policy E4.1). In July 2020 outline planning permission was granted on appeal

for up to 600 dwellings at the site (Appeal Ref. APP/V2635/W/19/3237042). A reserved matters

application for 600 dwellings has also now been submitted and is under consideration

(22/01310/RMM). It is considered that the existing allocation at land west of Knights Hill should have

been carried forward as an allocation in draft KLWNLPR, which is an approach that would be

consistent with other sites that have a similar planning status i.e. allocated in an adopted development

plan document and with outline planning permission.

Matter 5 – King’s Lynn and Surrounding Area

South Wootton

142. Should the permitted Knight’s Hill Village site at South Wootton be included as an
allocation in the Plan for the King’s Lynn area, given that it forms an allocation in the adopted
development plan, which is as yet unimplemented?

1.3 Yes. The land at Knights Hill in South Wootton is allocated in SADMP for at least 600 dwellings (see

Policy E4.1) and outline planning permission has been granted for a residential development that is

consistent with the site allocation. BDW undertook pre-application discussions for reserved matters

during 2021 and 2022, and in June 2022 reserved matters were submitted for the proposed residential

development at Knights Hill (Application No. 22/01310/RMM); a decision is currently pending on those

reserved matters. The Council is well aware of BDW’s intention to deliver site allocation Policy E4.1

and to implement the planning permission for land at Knights Hill once reserved matters are approved.

The draft KLWNLPR seeks to carry forward most of the adopted site allocations in SADMP that have

not been implemented. For example, land at Hall Lane in South Wootton was allocated in SADMP

(Policy E3.1 for at least 300 dwellings), has two outline planning permissions for residential

development covering different parts of the site, and is carried forward as an allocation in draft

KLWNLPR. The Hall Lane site also now has reserved matters approval (Ref. 20/01954/RMM). It

represents an inconsistent approach to carry forward one allocation from SADMP (Land at Hall Lane)

into draft KLWNLPR, but not carry forward another site (land at Knights Hill) with a similar planning

status i.e. allocated in an adopted development plan and with outline planning permission. Therefore,

a consistent approach to site allocations should be applied, and site allocation Policy E4.1 (Knights Hill

in South Wootton) from SADMP should be carried forward as an allocation into draft KLWNLPR. As

set out below, there are additional reasons to justify the reallocation of land at Knights Hill into draft

KLWNLPR.
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1.4 It should be noted that the site allocation for Policy E4.1 in SADMP was assessed as sound when it

was examined through the plan-making process. Policy E4.1 provides a framework to guide

development at the Knights Hill site, including that all potential impacts and constraints are fully

addressed. The fact that adopted Policy E4.1 was assessed as sound and provided policy

requirements to address constraints should have informed any decision about whether to reallocate

the site in draft KLWNLPR.

1.5 The Council initially intended to carry forward Policy E.4.1 and the site was included in the Draft

Consultation version of KLWNLPR published in 2019; the policy and supporting text from the Draft

Consultation document is provided in Appendix A. As set out below, Policy E4.1 and the supporting

text contained in Section 9.6 of the 2019 Draft Consultation document should be allocated in

KLWNLPR.

1.6 In July 2020 outline planning permission was granted on appeal for up to 600 dwellings at the site

(Appeal Ref. APP/V2635/W/19/3237042). The appeal decision considered the impact of development

on design and sustainability related matters and concluded that the impacts would be acceptable

when assessed against the benefits of development. In summary, the Inspector made the following

conclusions about the proposed development: it would not adversely affect highway safety; it would

give priority to pedestrians and cycle movements and facilitate access to public transport services; any

harm to the setting of heritage assets would be outweighed by the public benefits of development; it is

within a low flood risk area and the surface water drainage strategy confirms that flooding will not be

increased; a buffer zone would ensure no harm to Reffley Wood; open space, planting and limits to

building heights would ensure no adverse impact on the Norfolk Coast AONB; it would not adversely

affect the integrity of Roydon Common and Dersingham Bog SAC/RAMSAR/potential SPA; it would

have no significant effect on-sites of Special Scientific Interest in the locality and in particular protected

species such as breeding skylarks, invertebrates, bats, reptiles and breeding birds; it would provide

mitigation to address recreation and visitor impacts on European protected nature conservation sites;

and it includes a substantial amount of land for open space.

1.7 The Council would have been aware of the outcome of the appeal decision before consultation took

place on draft KLWNLPR (between 2nd August and 27th September 2021), and as such could have

decided to continue with the previous approach of allocating the Knights Hill site in adopted SADMP

and proposed in the 2019 Draft Consultation document. The decision not to continue with the

proposed allocation of the Knights Hill site from the 2019 Draft Consultation document has never been

explained at pre-submission or submission stage for draft KLWNLPR.

1.8 BDW undertook pre-application discussions for reserved matters during 2021 and 2022. In June 2022

reserved matters were submitted for the proposed residential development at Knights Hill (Application

No. 22/01310/RMM); a decision is currently pending on those reserved matters. The Council has been

well aware of BDW’s intention to deliver site allocation Policy E4.1 and to implement the planning

permission for land at Knights Hill once reserved matters are approved. However, the pre-application

discussions and submission of reserved matters did not lead to any review of the Knights Hill site and

whether it should be reallocated in draft KLWNLPR or not.

1.9 The Knights Hill site is included in the latest housing trajectory published in October 2022 and

contributes to the current housing land supply [Doc Ref. F22]. It is noted that the site was also

included in the housing trajectory published in December 2020. Therefore, it represents an

inconsistent approach to include a site in the housing trajectory, i.e. conclude that it is deliverable or

developable during the plan period, but not carry forward the allocation for the site from SADMP. The

site at Knights Hill is a commitment because it has outline planning permission. BDW, a national

housebuilder, has prepared and submitted reserved matters for the proposed development, in order to
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implement the planning permission. The site falls within the definition of ‘deliverable’ within the NPPF

e.g. it is available now, it is a suitable location for housing, it has outline planning permission, it is

allocated in a currently adopted development plan, and it is controlled by a housebuilder that is

actively seeking to deliver the proposed development. In these circumstances, it cannot be justified for

the site allocation policy at Knights Hill to not be carried forward into draft KLWNLPR when the site is

in included in the Council’s latest housing trajectory and is deliverable.

1.10 There is also an inconsistent approach in respect of the Knights Hill site included within the

KLWNLPR. Policy E1.13 of draft KLWNLPR seeks to protect, enhance and extend the strategic green

infrastructure around King’s Lynn. Paragraph 9.1.14.4 provides the supporting text to Policy E1.13 and

states that additional green infrastructure will be provided as part of the development of the strategic

growth areas and identifies Knights Hill as one of those areas. However, draft KLWNLPR does not

identify Knights Hill as an allocation, and it represents an inconsistent approach to identify this area for

green infrastructure without also allocating land for development that would deliver that green

infrastructure. As set out in the outline planning application and the reserved matters submission, the

green infrastructure to be delivered in conjunction with the proposed development at Knights Hill

includes a landscape buffer around Reffley Wood, strategic landscaping, formal and informal open

space, and tree planting. One of the purposes of the open space within the proposed development at

Knights Hill is to reduce recreational pressure on adjoining protected nature conservation areas. It was

concluded in the appeal decision that all these elements of green infrastructure were appropriate and

necessary. The promoted development by BDW at Knights Hill will deliver all of the green

infrastructure approved at outline planning application stage and specified in adopted Policy E4.1 for

the site. However, the green infrastructure will not be delivered without the residential development.

1.11 In conclusion, the land west of Knights Hill is an allocated site in the adopted SADMP and was

assessed as sound through that plan-making process, and policy requirements have been specified to

ensure that constraints associated with the proposed development would be addressed. The site has

outline planning permission. The Council has been inconsistent in their approach towards which sites

should be carried forward as allocations in draft KLWNLPR. For example, land at Hall Lane in South

Wootton was allocated in SADMP (Policy E3.1), has outline planning permissions for residential

development and reserved matters approval, and is carried forward as an allocation in draft

KLWNLPR. In contrast, land at Knights Hill, with a similar planning status i.e. allocated in an adopted

development plan and with outline planning permission is not carried forward as an allocation in draft

KLWNLPR. The Council has been well aware of BDW’s intention to deliver site allocation Policy E4.1

and to implement the planning permission for land at Knights Hill, through pre-application discussions

and the submission of reserved matters. The Council initially intended to carry forward the Knights Hill

allocation and included the site in the Draft Consultation version of KLWNLPR published in 2019, but

the decision not to continue with the proposed allocation at pre-submission or submission stage has

never been explained. As highlighted in the appeal decision, the proposed development at KLWNLPR

would deliver numerous benefits, including green infrastructure. For all of the above reasons, the land

west of Knights Hill should be carried forward as an allocation in draft KLWNLPR.

1.12 It is requested that Policy E4.1 and the supporting text contained in Section 9.6 of the 2019 Draft

Consultation document should be used as a basis for the allocation of the site in a main modification

to KLWNLPR, with updates on the planning status of the site with reference to the outline planning

permission and reserved matters.
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