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Site Allocations and Development Management Policies Pre-Submission Document
BCKLWN Publication Stage Representation Form


Part A -  Contact Details
This form has 2 parts – 
Part A Personal and Agent Contact Details 
Part B Your Representation(s).
Please complete a separate sheet for each representation you wish to make .
	1. Personal Details
	
	2. Agents Details (if applicable)

	Title
	Mr
	
	Mr

	First Name
	David
	
	James

	Last Name
	Price
	
	Alflatt

	Job Title* 
	Chairman
	
	Partner (Planning)

	Organisation*
	South Wootton Parish Council
	
	Bidwells LLP

	Address Line 1
	The Parish Office
	
	16 Upper King Street

	Line 2
	24 Church Lane
	
	Norwich

	Line 3
	South Wootton
	
	Norfolk

	Line 4
	King's Lynn, Norfolk
	
	

	Postcode
	PE30 3LJ
	
	NR3 1HA

	Telephone Number
	01553 671692
	
	01603 763939

	Email Address*
	swpc@hotmail.co.uk
	
	james.alflatt@bidwells.co.uk


* (where relevant)

Part B - Representation 
3. To which part of the Local Plan does this representation relate? 
	Paragraph Number: 

	Policy Number/Title: E4.1 Knights Hill

	Policies Map Number/Title:


Before completing this section please refer to the accompanying set of notes which will provide guidance as to the categories given below.  There are descriptions of the terms used below in the notes.

4.  Do you consider the Local Plan is:
(please tick as appropriate)

	4.(1) Legally Compliant

	
	Yes
	
	No
	
	(

	4.(2) Complies with the Duty to co-operate 

	
	Yes
	(
	No
	
	

	4.(3) Sound

	
	Yes
	
	No
	
	(

	  a) Positively Prepared
	
	Yes
	
	No
	
	(

	  b) Justified
	
	Yes
	
	No
	
	(

	  c) Effective
	
	Yes
	
	No
	
	(

	  d) Consistent with National               Policy
	
	Yes
	
	No
	
	


5. Please give details of why you consider the Local Plan is not legally compliant or is unsound or fails to comply with the duty to co-operate. Please be as precise as possible. If you wish to support the legal compliance or soundness of the Local Plan or its compliance with the duty to co-operate, please also use this box to set out your comments.

Legal Compliance

This DPD has not been prepared in accordance with the Borough Council's Local Development Scheme (May 2009). Whilst the site allocations document is referenced in the LDF, the timescales as set out in the LDS have passed and not been met (section 19(1) of the 2004 Act).
Summary

South Wootton Parish Council contends that policy E4.1 of the site allocations document fails the 'positively prepared', 'justified' and 'effective' tests of soundness.

Policy E4.1, part 5c of the site allocations document fails the 'positively prepared', 'justified' and 'effective' tests of soundness as the policy approach to growth at Knights Hill is currently not a strategy based upon robust evidence regarding site access, highway capacity, existence of 

mineral resources, landscape and heritage assets, with little regard to the form and character of the proposed allocation, when considered against the reasonable alternatives.

In the absence of evidence provided by the Borough Council to support this allocation, South Wootton Parish Council contends that sufficient technical evidence has been submitted by the Parish Council and/or is available to enable the Council to provide a more appropriate policy framework which provides more certainty surrounding the level of growth which is either appropriate or deliverable in this location.

Main Representation

Positively Prepared Policy E4.1 part 5c, both indicate that a secondary access point is required. South Wootton Parish Council contends that this is a key infrastructure requirement in the delivery of this quantum of growth, and as the Borough Council indicates will be the requirement of the Local Highway Authority. Consequently sufficient evidence should be provided to ascertain whether an acceptable (not purely just from a highway perspective) secondary access point can be delivered. If not this does question the viability of the infrastructure requirements to deliver this level of growth.
Policy E4.1 part A(d), indicates reference to silica sand and its possible presence on the site. Without robust and credible evidence to sufficiently identify the potential constraint(s) provided by this mineral resource, South Wootton Parish Council contends that this policy approach fails this test of soundness. Without reliance on this evidence the Parish Council questions whether the land identified can actually assist in the delivery of the objectively assessed housing which has been identified by the Borough Council for this plan period.

Policy E4.1 part 2, provides an indication of density variations across the site, without reference to evidence taken from any village or character appraisal which underpins such indications of built form. Therefore in the absence of any robust or credible evidence which informs this variation in density, given the sensitivities of the adjacent AONB and setting of views into and out of the allocation, and little regard to the importance of the wider landscape and heritage assets, the Parish Council considers that at this stage, this is not necessarily proven to be the best strategy or approach towards density, dwelling numbers and developable area, when considered against the alternatives.

Justified

Given no suggestion has been made which is supported by technical evidence, as to whether a secondary point of access is deliverable/achievable, it is the Parish Council's opinion that there is no proportionate evidence which justifies that the policy and supporting text as drafted, is the most appropriate strategy. Without investigating a secondary access location, how can the Council be justified in its assumptions about the level of growth which can be accommodated by this general direction of growth?
In the absence of proportionate, credible and robust evidence to ascertain whether finite silica sand resources of national importance actually places any constraint on the timing of delivering development on this site, and whether or not the severity of this constraint is such that delivery of development on this site could be delayed and not fulfil the plan objectives, this policy approach remains unsound. In the absence of sufficient evidence, South Wootton Parish Council contends that it is only reasonable to adopt the precautionary principle and assume silica sand deposits are under this site, which would require extraction prior to development. For this reason, based upon the evidence currently presented, the Parish Council do not consider the proposed allocation of this site has been sufficiently demonstrated by the Borough Council to be the most appropriate strategy when considered against the reasonable alternatives. 


In addition, there are a number of additional environmental considerations, summarised below, which could pose significant constraints to deliver the quantum of growth envisaged by the Borough Council's proposed policy approach. 

Heritage & Landscape Setting

Given the topography of the site rising to the top of Knights Hill, this will result in a proposed development that dominates the adjoining area which will be visually prominent in sensitive viewpoints. These include significant views into and out of the AONB resulting in an urbanised

environment and an impression of urban sprawl further encroaching onto the nationally important landscape of the AONB.  This also has a potentially significant impact on the setting of the listed buildings at Knights Hill and its relationship and setting of Castle Rising itself. Following expert opinion received from both English Heritage and the School of History at the University of East Anglia (attached), it is clear that Castle Rising Castle is an extremely significant heritage asset not just in isolation as a scheduled ancient monument, but also because of its wider landscape context which has been extremely well preserved, and includes the site of the castle deer park, which lies to the south. Expert opinion concludes that there is little doubt that residential development at Knights Hill would prejudice the setting of one of the county's most important medieval monuments. At present neither the extent of the allocation nor the proposed phasing plan pay any regard to these important heritage and landscape assets.

Woodland Buffer

To the south of the proposed allocation, is the ancient woodland of Reffley Wood. The Parish Council contends that the current extent of the allocation fails to take into account the advice provided by consultees at earlier stages of this process, specifically Norfolk Wildlife Trust and the Woodland Trust. Both consultees raised concerns relating to the extent of the buffer zone as well as the effect increased recreational pressures from this development could have, both directly and indirectly, upon the Ancient Woodland, Roydon Common SAC and Dersingham Bog SPA which are all in close proximity to the allocation area.

If the buffer zone around Reffley Wood was extended to the 200m limit recommended by the Woodland Trust, then this would sterilise a significant proportion of the proposed allocation, thereby undermining whether the proposed allocation, after taking into account its environmental (heritage, landscape, arboricultural, ecological) and technical constraints (highways), would be capable of delivering the quantum of growth envisaged by the Borough Council's policy approach.

Effective

In the absence of sufficient evidence to address the matters raised above, South Wootton Parish Council questions how the Borough Council can be content it has satisfied this test on the basis that the plan should be deliverable over its period. It is the view of South Wootton Parish Council that insufficient evidence currently exists which would satisfactorily demonstrate the deliverability of the Land at Knights Hill as proposed by Policy E4.1 during the plan period.

With reference to the technical Transport Appraisal work provided to the Borough Council in November 2012, this evidence concluded at that time that the total allocation at Knights Hill and Hall Lane should be reduced by half to ensure that the level of growth proposed by these two areas can be accommodated within the scope of the existing constraints of the local highway network, allowing for deliverable improvements to adequately mitigate the impacts of the proposed growth. To achieve this would still require further reduction to the Knights Hill allocation from 600 to 475 dwellings. With the availability of further evidence which investigates the effect this development would have upon the other environmental constraints identified above, it could result in the size of the allocation being reduced further, in order to achieve a sustainable form of development over the plan period, consistent with the objectives of the NPPF.

6. Please set out what modification(s) you consider necessary to make the Local Plan legally compliant or sound, having regard to the test you have identified at 5 above where this relates to soundness. (NB Please note that any non-compliance with the duty to co-operate is incapable of modification at examination). You will need to say why this modification will make the Local Plan legally compliant or sound. It will be helpful if you are able to put forward your suggested revised wording of any policy or text. Please be as precise as possible.
 
South Wootton Parish Council considers that the following changes are required in order to address the concerns raised with the failure to the tests of soundness identified related to site access/highway capacity, mineral resources, landscape/heritage assets, and form/character of development and buffers to ancient woodland.
Site Access/Highway Capacity

South Wootton Parish Council considers that based upon the Transport Appraisal evidence previously provided, the Policy E.4.1 is changed to reduce the number of dwellings proposed from 600 to at least 475 dwellings.
Mineral Resources

Suggest further information is provided in advance of this allocation on mineral resources, in the absence of this, large questions remain over the deliverability and acceptability of this scale of growth in this location.

Heritage & Landscape

Suggest further information is provided in advance of this allocation being progressed which assesses the impact of the proposed allocation upon the listed buildings at Knights Hill and the Scheduled Ancient Monument of Castle Rising Castle, and the setting of this heritage asset within its wider, well preserved landscape setting.
Form and Character of Development

Part 2 Change to reflect density of no more than 16 dwellings per hectare.
Woodland Buffer

Further evidence required in advance of this allocation to ascertain the appropriate buffer required around the ancient woodland at Reffley Wood.

                                                                                       (Continue on a separate sheet /expand box if necessary)
Please note your representation should cover succinctly all the information, evidence and supporting information necessary to support/justify the representation and the suggested modification, as there will not normally be a subsequent opportunity to make further representations based on the original representation at publication stage
After this stage, further submissions will be only at the request of the Inspector, based on the matters and issues he/she identifies for examination
7. If your representation is seeking a modification, do you consider it necessary to participate at the oral part of the examination?
(please select one answer)
	
	No, I do not wish to participate at the oral examination
	(
	Yes, I wish to participate at the oral examination
	


8. If you wish to participate at the oral part of the examination, please outline why you consider this to be necessary:
 (Continue on a separate sheet /expand box if necessary)
Please note the Inspector will determine the most appropriate procedure to adopt to hear those who have indicated that they wish to participate at the oral part of the examination
	9. Signature:
	[image: image1.jpg]



	Date:
	20.02.15


In complying with the Data Protection Act 1998, King’s Lynn and West Norfolk Borough Council confirms that it will process personal data gathered from this form only for the purposes relating to the consultation. It is intended to publish responses to the Pre-Submission Local Plan consultation on the borough council’s website. However, it should be noted that all personal information (with the exception of names and organisation name, where appropriate) will not be published. 

Personal information will be added to the council’s Local Plan consultation database and will be used to keep you informed of progress with the Local Plan and in order to consult with you further at each stage of the process to enable you to make further comments. 
Personal information will also be shared with the Government appointed planning inspector (from the Planning Inspectorate), who may wish to contact you to discuss your comments and concerns, prior to formal examination of the Local Plan and supporting documents.
Representations about the document can be made from Monday 12th January 2015 until 5pm on Monday 23rd February 2015.
All representations should be made using these official forms. You can submit your representations online using our e-consultation system available via the Councils website: http://consult.west-norfolk.gov.uk/portal/
Representations can also be returned to ldf@west-norfolk.gov.uk , 

or LDF Team, Planning and Environment, Borough Council of King’s Lynn & West Norfolk, King’s Court, Chapel Street, King’s Lynn, Norfolk, PE30 1EX

Geoff Hall


Executive Director





Environment and Planning 
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