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APPENDIX 1: Land west of Ipswich Road, Swainsthorpe (GNLP0604) updated site location plan.

APPENDIX 2: Land west of Ipswich Road, Swainsthorpe (GNLP0604) updated ‘Site Submission’ forms.

APPENDIX 3: Supporting technical documents including;

a) Flood Risk and Drainage Representations (March 2018, Create Consulting Engineers Ltd);

b) Highways Representations (February 2018, Create Consulting Engineers Ltd);

c) Habitat Representations (March 2018, Wild Frontier Ecology);

d) Landscape Representations (July 2017, Liz Lake Associates);

e) Utilities Representations - drawing 03/001 (February 2018, Create Consulting Engineers Ltd);

f) Local Services and Facilities Representations - drawing 06/001 (February 2018, Create

Consulting Engineers Ltd).

APPENDIX 4: Ben Burgess quarterly company newsletter (March 2018, Ben Burgess).
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On behalf of Ben Burgess, these representations and the accompanying technical documents find the general

approach of the draft Regulation 18 Greater Norwich Local Plan to be ‘sound’ in accordance with the NPPF

paragraph 182, however, there are elements of the approach and evidence base which are not considered to

be effective, justified or consistent with national policy. These representations therefore identify the specific

areas of the plan and evidence base which require further clarification and/or consideration prior to the

regulation 19 stage of the Local Plan’s preparation.

As demonstrated by the suite of supporting technical documents concerning flood risk and drainage, highways

and access, habitat and landscape, and availability of utility connections and local services, these

representations also conclude that Land west of Ipswich Road, Swainsthorpe (GNLP0604) is suitable for

employment use and that the proposed use for a new Ben Burgess’ headquarters (including agricultural,

horticultural and construction vehicle and machinery repair, retail and education hub with office

accommodation and areas for internal and external storage, as well as external areas for best practice

demonstration purposes) is deliverable.

Land west of Ipswich Road, Swainsthorpe should therefore be considered appropriate for inclusion within the

emerging Greater Norwich Local Plan site-specific policies as a new employment allocation.
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1.1 This report has been prepared by CODE Development Planners on behalf of Ben Burgess. It sets out

general representations in response to the Greater Norwich Local Plan (GNLP) Regulation 18

consultation growth options document and site-specific representations in relation to land west of

Ipswich Road (GNLP0604), which are supported by a suite of technical documents.

1.2 The technical documents listed below demonstrate the site’s overall deliverability and suitability in

response to the RAG analysis included within the Housing and Employment Land Availability

Assessment (HELAA) for Land west of Ipswich Road, Swainsthorpe (site reference GNLP0604).

1.3 It should be noted that the supporting technical documents relate to a larger site area than that included

in the HELAA. This is because new technical information presented within the below documents have

redirected the overall strategy for the site. An amended site location plan for GNLP0604 is therefore

included as part of these representations, along with updated site details within a new ‘Site Submission’

form.

1.4 The full list of supporting technical documents are as follows:

 an updated site location plan (drawing 1472) – March 2018, prepared by K Garnham Design;

 an updated ‘Site Submission’ form – March 2018, prepared by CODE Development Planners;

 Flood Risk and Drainage Representations - Technical document, March 2018, prepared by Create

Consulting Engineers Ltd;

 Highways Representations - Technical document, February 2018, prepared by Create Consulting

Engineers Ltd;

 Habitat Representations – Technical document concerning access proposals, March 2018,

prepared by Wild Frontier Ecology;

 Landscape Representations – Technical document, July 2017, prepared by Liz Lake Associates;

 Utilities Representations (drawing 03/001) – February 2018, prepared by Create Consulting

Engineers Ltd;

 Local Services and Facilities Representations (drawing 06/001) – February 2018, prepared by

Create Consulting Engineers Ltd.



2

2

2.1

2.1.1 Paragraph 182 of the NPPF sets out the ‘Tests of Soundness’ that should be considered by an

independent inspector when examining whether a Local Plan has been prepared in accordance with

the necessary legal and procedural requirements including a duty to cooperate between neighbouring

authorities where appropriate. To be considered sound, a plan must consider the following four

aspects in conjunction:

 the plan should be positively prepared based on a strategy which seeks to meet objectively

assessed development and infrastructure requirements including unmet requirements from

neighbouring authorities where it is reasonable to do so and consistent with achieving sustainable

development;

 the plan should be the most appropriate strategy, when considered against the reasonable

alternatives, based on proportionate evidence;

 the plan should be deliverable over its period and based on effective joint working on cross-

boundary strategic priorities;

 the plan should enable the delivery of sustainable development in accordance with the national

planning policy.

2.1.2 These representations have been compiled following a review of the draft Local Plan (dLP) Growth

Options Document and supporting evidence base with consideration as to whether the local plan as

currently drafted meets the four tests of soundness. They demonstrate that with minor amendments

to wording for consistency and factual corrections, the dLP has the potential to satisfy the tests of

soundness as set out above. However, we are concerned that there is insufficient recognition of the

need for single occupier employment sites and these representations, therefore, set out our concerns

on this aspect of the plan.

2.2

2.2.1 The main focus of these representations is to demonstrate that Land west of Ipswich Road (HELAA

site reference: GNLP0604) is suitable and deliverable for the uses proposed. Land west of Ipswich

Road is, therefore, appropriate for inclusion within the emerging Greater Norwich Local Plan site-

specific policies.
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3.1 Ben Burgess are a family owned business and have served the farming community of East Anglia

since 1931. They are regional suppliers of several leading manufacturers in agricultural, horticultural,

construction and grounds care equipment and currently employ 230 staff across six sites located

throughout the region including Aylsham, Beeston, Coates, Ellington, Newmarket and Norwich. The

company specialise in the sale, service and hire of quality parts and machinery worldwide and proudly

hold a Royal Warrant as suppliers to the Royal Estate at Sandringham.

3.2 Ben Burgess’ current headquarters is based in Trowse, Norwich and the site has been operating at

capacity for many years. The company therefore recognise they are unable to fulfil their immediate

and future growth aspirations without relocating to a larger facility designed to accommodate their

specific spatial and operational requirements.

3.3 Lack of space at the Trowse site has led to a number of operational issues including the erosion of

staff safety due to inadequate turning and storage areas used by increasingly larger vehicles and

machinery. Concerns over staff safety at the current 2.5acre site has subsequently resulted in the

need for 35 staff members to park off-site on surrounding public roads and in alternative locations

nearby. Lorries visiting the site daily are also currently loaded and unloaded on public highway

adjacent the site and some larger machinery is stored at three other off-site locations due to spatial

constraints and safety concerns. These inefficiencies mean that Ben Burgess are unable to increase

their market performance in-line with the strong competition from similar companies in Europe.

3.4 The need to relocate is also crucial to enable Ben Burgess to grow the company’s export operation

which currently accounts for 12.5% of its annual turnover. As exports have become an increasingly

important exit route for used equipment and machinery, which could not otherwise be sold in the UK,

the need for the company’s relocation to remain relevant and competitive within the global markets

has also increased.

3.5 As leading suppliers and promotors of the latest agricultural technology and innovative farming

practices, Ben Burgess are also seeking to expand their operation to include a dedicated education

hub which, combined with best practice vehicle demonstration areas, will provide a state-of-the-art

learning facility ensuring customers are fully trained in the use of advancing agricultural technology

such as telematics and satellites which can greatly improve crop yields. A new purpose-built learning

facility would also allow Ben Burgess to improve the offer of their apprenticeship program for those

seeking a career in the agricultural sector. The company already provide engineering apprenticeships

to 27 trainees located across their six sites, as well as a family owned farm near Brooke, and a larger

headquarters will increase apprenticeship availability.

3.6 For the reasons above, Ben Burgess are seeking to relocate their existing headquarters to a new

purpose-built facility which will provide adequate space to meet both their immediate and long-term



4

growth requirements, whilst allowing the company to continue its significant contribution to the

economic prosperity of Norwich and East Anglia.

3.7 It is therefore proposed that a new headquarters for Ben Burgess will be of a high-quality sustainable

design and will include an agricultural, horticultural and construction vehicle and machinery repair,

retail and education hub with office accommodation and areas for internal and external storage, as

well as external areas for best practice demonstration purposes.

3.8 These proposals represent a long-term commitment for the company and it is anticipated they will

enable Ben Burgess to establish a centre of excellence for agriculture, focused on the demonstration

and training of innovative and best practice agricultural techniques for the arable and horticultural

sectors.

3.9 The nature of the company’s existing and proposed service and retail offer, therefore, requires that the

proposal site’s location meets all the following list of requirements to ensure all Ben Burgess immediate

and long-term objectives can be fulfilled:

i. The developable site area must be between 5-10ha dependent on site specific considerations (eg

a flat site with no constraining features could be accommodated on a site at the lower end of this

range with additional room for long-term growth);

ii. The site must accommodate an office/workshop building of no less than 8,422sqm gross internal

floor space (GIA) and a storage building of no less than 1,535sqm GIA. The buildings would be

of a high-quality design and sustainable construction. Footprints would be dependent on storey

height achievability in response to site specific considerations;

iii. The site must be within four miles of the A47 Trowse junction to ensure the geographical coverage

in relation to its customer base is optimised in consideration of proximity to other Ben Burgess

sites and improved accessibility resulting from the Northern Distributor Road (NDR).

iv. The site’s location must enable Ben Burgess to continue their legacy in supplying south Norfolk

due to location of their existing client base served by the Norwich site which is key to the business

and its future prosperity.

v. The site must be available and deliverable within 18 months from receiving positive feedback to

pre-application submission. This is critical to the Ben Burgess business model and will allow the

company to maintain a competitive edge in the European export market in light of Brexit.

vi. The site must provide a minimum of two acres for best practice grounds care demonstration

purposes.

vii. The site must be accessibly located and visible from a main arterial route to allow commercial

exposure, promote the agricultural sector and attract new talent.
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viii. The site must be located on a main arterial highway route to provide accessibility for the import

and export of deliveries between Germany and the USA via the ports of Hull and Liverpool;

ix. To eliminate current operational inefficiencies the site must have capacity for external storage of

approximately 75% of the company’s hire vehicles including 110 tractors which are currently

stored across four locations including at the existing headquarters and across three satellite

storage facilities.

x. The site must ensure that all staff have enough space to work safely to meet both immediate and

future needs as the company grows. The site must, therefore, allow flexibility so that proposals

can be configured to focus on health and safety of workers, customers and other users.

xi. The site must be viable in terms of land acquisition and business rate costs. The specific

requirements of Ben Burgess require land to store large vehicles and machinery which result in

characteristically high and unaffordable rates being sought on employment sites which are

configured for multiple occupiers or single occupier sites with high £’s per square metres profit

ratios.

xii. The site must provide adequate space to enable training and best practice demonstration of

increasingly sophisticated technological advances in agricultural machinery and practices.

Meeting and training rooms must also be accommodated as part of the proposals education and

learning facility offer.

4

4.1 Ben Burgess are promoting approximately 11ha of land west of Ipswich Road (A140), Swainsthorpe

(HELAA site reference GNLP0604) to create a new headquarters including an agricultural, horticultural

and construction vehicle and machinery repair, retail and education hub with office accommodation and

areas for internal and external storage, as well as external areas for best practice demonstration.

Appendix 1 provides a location plan of the site for information.

4.2 The site is located south of Norwich, approximately four miles south-west of Ben Burgess’ existing

Trowse headquarters. Malthouse Farm, which is currently used by Ben Burgess for demonstration

events is also located 800 metres south of the site. Like Malthouse Farm, land west of Ipswich Road

was recently acquired by Ben Burgess and represents a significant commitment to relocate the Trowse

headquarters for the long-term prosperity of the company in southern Norfolk.

4.3 The site’s eastern boundary fronts the Ipswich Road and comprises a mix of vegetation with some

adolescent and mature trees. Its northern boundary abuts Hickling Lane; a single lane track, lined with

scattered mature trees, providing a byway between Ipswich Road and Gowthorpe Lane further west.

The site’s southern boundary is partly open and abuts the proposed northern boundary of land off

Church View (HELAA site reference: GNLP0603) before interfacing with the Swainsthorpe settlement

boundary and rear garden boundaries of properties off Station Close. The western boundary of the site
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is positioned adjacent to an elevated railway embankment supporting the main route connecting

Norwich with London Liverpool Street. This embankment comprises a significant number of trees and

vegetation along the southern half of the western boundary, whilst the northern half is more open with

shorter vegetation.

4.4 The site comprises an open field currently in arable use. It is mostly featureless apart from a line of

trees and mature hedgerow which dissect the site at its centre from east to west. Topographical levels

across the site vary with the lowest point centrally located close to the eastern Ipswich Road boundary.

From this point, the site gradually ascends southwards by approximately seven metres towards the

southern boundary and northwards towards the site’s north-western corner by between 6–11m.

4.5 To assist in understanding the site and its existing characteristics, Ben Burgess have commissioned a

suite of technical documents which confirm the site’s deliverability and help to identify the most

appropriate areas for the uses proposed. The technical documents also respond directly to the

individual site suitability assessment included within the dLP Housing and Employment Land Availably

Assessment (December 2017) which considers the site (GNLP0604) ‘suitable’ and ‘appropriate for the

land availability assessment’ subject to the caveats identified within the RAG analysis.

4.6 The technical reports which form part of these representations relate to flood risk and drainage,

highways and access, habitat and landscape and demonstrate that all caveated areas within the RAG

assessment can be overcome. Information on the availability of utility connections and local facilities are

also included.

4.7 Due to new technical understanding acquired since the site’s original submission to the previous ‘Call

for Sites’ consultation, the technical documents submitted as part of these representations relate to a

larger site area than that included in the HELAA. An amended site location plan for GNLP0604 is

therefore also included, along with updated site details within a new ‘Site Submission’ form.

5

5.1 This section of the report includes general representations relating to specific questions from the draft

Local Plan (dLP). Ben Burgess’ response to relevant questions are presented in the order they appear

within the dLP and include the following:

2 Do you support the broad
strategic approach to delivering
jobs, homes and infrastructure
set out in paragraphs 4.1 to
4.7?

We largely support the broad strategic approach to delivering
jobs, homes and infrastructure set out in paragraphs 4.1 to
4.7 with the following suggestions of necessary focus.

The strategy recognises the need to align delivery of jobs,
homes and infrastructure and make the most of opportunities
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for economic and housing growth made available by recent
infrastructure improvements and existing strengths of the
Norwich area and existing economic community.

We particularly support in paragraph 4.2 the specific drive for
economic growth in proven sectors already active in the
Norwich area.  These include references to strategic
employment locations and the need to promote inclusive
growth and social sustainability, and support a thriving rural
economy. There is undoubted strength to be achieved from
the momentum and need to cluster development around the
‘hubs’ of particular sectors but in the Norwich area it will also
be important to expand on the important indigenous
industries which have brought prosperity and jobs to the area
and have manged to constantly adapt to changing
circumstances and economic conditions.

The aligned strategy of providing housing to support the
economic growth opportunities of the area is welcomed
together with its recognition that planned growth should be
focussed in and around Norwich supporting the area’s
regional, national and international economic functions. Such
an approach is in accordance with government advice
contained in the National Planning Policy Framework (NPPF)
for sustainable development.

We also support the strategy focus on delivery as a key to
the success of the plan (paragraph 5.1).  The plan must
avoid the mistakes of the past where sites in inappropriate
locations, often not sustainable and in areas which are not
favoured by the market or supported by adequate
infrastructure are allocated and other more appropriate and
deliverable sites are rejected. In the Norwich area policies
should be designed to recognise and support those
allocations of land for employment growth where there are
existing activities related to the Norwich area and where
occupiers are prepared to invest.  Many activities and
specific occupiers, including Ben Burgess, have very specific
locational requirements. Investment in employment
generating uses and infrastructure is expensive and so in
addition to providing a variety of sustainable, deliverable
sites for known and emerging sectors close to their hubs,
policies should be designed to encourage and welcome
individual occupiers willing to invest in the area and able to
demonstrate a need to be located on a specific chosen site.

Towards ensuring delivery of the right sites in the right
places, the plan should favourably consider the relationships
between rurally located sites which can both support and
benefit from services and facilities across wide areas away
from primary growth hubs.  Therefore, in the interest of
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consistency with paragraph 4.114 of the dLP, which states
that ‘nearby villages can in effect share some services’, we
consider the following wording is an appropriate amendment
to paragraph 4.7 of the proposed strategy for delivering jobs,
homes and infrastructure:

This alteration would also ensure the plan is consistent with
the NPPF and its drive towards supporting a prosperous
rural economy and the growth and expansion of all types of
business and enterprise in rural areas, as reflected in
paragraph 55 which notes that

3 Which option do you support for
jobs growth?

We support option JT1.

As explained and justified in the Employment Land
Assessment (ELA) it is unlikely that “business as usual” will
be a true reflection of the future economy of Greater Norwich
(paragraph 5.5 of ELA). The economy of the area displays
exciting opportunities emanating from a number of high
productivity tech industries such as those which have
established a firm and respected local base. In addition, the
recent improvements to strategic infrastructure have
delivered much greater opportunities for expansions and
access to wider markets.

9 Which alternative or alternatives
do you favour?

Having considered a wide range of complementary factors
related to the achievement of the plan’s vision and broad
strategic approach we believe that each of the stated options
have both strengths and weaknesses.  However, none of
them present an ideal option for growth.

13 Do you support the
establishment of a green belt?

We do not support the establishment of a green belt.  There is
no evidence to meet the requirements of the NPPF to
demonstrate exceptional circumstances.  Paragraph 82 of the
NPPF is clear that new green belts should only be established
in exceptional circumstances.  Although the NPPF refers to an
example where a council may be planning for larger scale
developments such as new settlements or major urban
extensions this feature alone is insufficient to meet the other
criteria for assessing exceptional circumstances which include
the following:

a) demonstrate why normal planning and development
management policies would not be adequate;
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b) whether any major changes in circumstances have made
the adoption of this exceptional measure necessary;

c) show what consequences of the proposal would be for
sustainable development;

d) demonstrate the necessity for the green belt and its
consistency with Local Plans for adjoining areas;

e) show how the green belt would meet the other objectives
of the Framework.

22 Do you know of any specific
issues and supporting evidence
that will influence further growth
in the main towns?

The majority of (3 of the 5) Main Towns (Harleston, Diss and
Aysham) are located outside of the Norwich Policy Area,
where established policy has always ensured growth took
place in the most sustainable locations close to Norwich.
This remains a valid policy framework for the future (See Q22
and Q26). In our view, while those main towns outside of the
NPA should be identified for some growth proportionate to
their functions as sustainable communities for their
immediate hinterlands, they should not be seen as being
sufficiently sustainable to accommodate the most sustainable
and appropriate growth close to Norwich. In addition, the
main town of Wymondham has accommodated substantial
levels of growth over recent years and may need time to
adapt and integrate the new communities before any further
major allocations are made. The consequences of these
points for the Growth Options is that the target numbers for
the main towns should be maintained at the lower levels of
suggested allocations.

23 Do you agree with the approach
to the top three tiers of the
hierarchy?

We agree that the top three tiers should be the focus of
development subject to comments made to Q11. However,
for the sake of clarity the reference to “the built-up parts of
the fringe parishes” should be removed in Tier 1 because in
order to meet the growth opportunities and the OAN it will be
necessary to develop land outside but adjacent to the built-up
parts of specific parishes.

25 Do you favour the Village Group
approach in option SH2? And

a) What criteria should be
used to define groups?

b) Which specific villages
could form groups?

c) How could growth be
allocated between villages
within a group?

We support option SH2 and agree with proposals to amend
the settlement hierarchy from a six to four-tier approach, with
the inclusion of ‘Village Groups’. This is on the grounds that
neighbouring villages share services and that some
development is required in all villages to ensure local social
and economic sustainability.

We feel this approach is justified when considered against
the reasonable alternatives and is consistent with NPPF
paragraph 55 which notes that

.

In the interest of Land west of Ipswich Road, Swainsthorpe,
the villages of Mulbarton, Swainsthorpe, Stoke Holy Cross,
Newton Flotman and Swardeston should be considered as
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supporting one another and could therefore form a village
group.

The suitability of sites within village groups should be
considered against the NPPF’s ‘three dimensions to
sustainable development’, whilst recognising that sustainable
transport solutions will vary from urban to rural areas in-line
with paragraph 29.

In the interest of social sustainability, we propose that a
proportionate number of new dwellings could be delivered on
suitable sites adjacent defined settlement boundaries via site
specific allocations. Site specific policy allocations within
villages groups are vital to ensure that growth is spread out
evenly and sustainably across rural areas, whilst ensuring
that growth distribution allowances for tier 4 village group
settlements are not directed to a small number of larger sites
which would be contrary to the village groups tier ethos as
would not represent sustainable growth patterns and would
strain shared village services.

26 Do you support a Norwich
centred policy area and, if so,
why and on what boundaries?

The existing boundaries of the Norwich Policy Area (NPA)
should be maintained as a focussed tool for targeted
sustainable growth to assist in achieving the vision and
strategic approach to economic growth in the plan. The
policy approach has served Norwich and Norfolk well over
many years and has helped Norwich achieve and then
maintain an established reputation for sustainable growth and
economic excellence in sectors such as bio-medical and life
science research. The maintenance of this approach
combining sustainable and accessible, often co-located
employment and housing will continue to give Norwich a
Unique Selling Point (USP) to compete in a market place
which in some areas has become ‘over-heated’, eg
Cambridge.

We support the sentiment of paragraph 4.161 of the Growth
Options Document. “4.161 The NPA plays a role in promoting
the economic strength of Norwich and its surrounding area,
demonstrating the collective importance of the area and
showing the scale of housing and jobs growth with a focus on
Norwich. It is also the same as the NATS area used for
transport planning.”

Paragraph 4.162 comments that “a number of ongoing
changes in the area may affect consideration of whether
there is a future role for the NPA.” In fact, the changes
positively affect the suitability of sites within the NPA such as
being adjacent to the new strategic infrastructure of the
Norwich Northern Distributor Road (NNDR) or in the south
being in close proximity to a now designated Enterprise Zone
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of the NRP. These changes only strengthen the justification
for the maintaining the NPA policy framework.

27 Which option or options do you
support?

Each option, in different locations and scenarios have both
weaknesses and strengths. It may, therefore, be necessary
to adopt parts of each. However, whatever option is adopted
it is essential that it is based on the aim of achieving the
broad strategic objective of delivering and encouraging
growth in those growth sectors most likely to deliver the jobs
targets quoted in the City Deal agreement and, for specific
areas such as NRP, quoted in the Enterprise Zone
Agreement. This approach would be entirely in accordance
with advice in the NPPF.

In addition, elsewhere other sites should be carefully
identified and allocated and criteria established for the
consideration of later applications. This would ensure that as
employment sectors change, the delivery of suitable sites can
be established. This may be of particular relevance to
individual users and employment generators who can
demonstrate a willingness to invest and a need to be sited in
a particular location.

This approach is particularly important for ‘key growth sector’
developments, such as agri-tech, where sites require specific
locations due to business model requirements and where
opportunities for a company’s long-term growth and ability to
operate safely depend on large open sites. It is also
important to consider the need for single occupier sites which
are currently under-represented in the Greater Norwich area
but are, in many cases, vital to secure delivery of large sites
required by the key growth sectors. It is for this reason that
many existing allocated employment sites that are configured
for multiple occupiers are unviable due to high £’s per square
metre profit ratios. With this in-mind, the adopted option
should also strongly consider the NPPF’s stance that
‘planning policies should avoid the long-term protection of
sites allocated for employment use where there is no
reasonable prospect of a site being used for that purpose’.

If a criteria based policy for assessing ‘windfall’ employment
development, such as that described in EC3, was adopted,
we suggest it should include wording that reflects the
following:

i. allowance for single occupier sites where deliverability is
suitably demonstrated;

ii. allowance for proposals that demonstrate alignment with
the key growth sectors;

iii. allowance for development sites located adjacent defined
settlement boundaries;
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iv. allowance for sites with direct access onto a corridor of
movement via a new junction.

30 Are there any new employment
sites that should be allocated?

With refence to Q27, we propose that land west of Ipswich
Road, Swainsthorpe (GNLP0604) should be considered for
allocation as a new employment site, given its deliverability
as set out within the technical documents included as part of
these representations.

33 What measures could the
GNLP introduce to boost the
rural economy?

In the interest of boosting the rural economy, we consider the
following measures could be introduced to ensure the
emerging plan is effective and consistent with the NPPF:

i. allow flexibility for key growth sector development sites;

ii. allow flexibility for rural developments with location
specific requirements;

iii. allow flexibility for high land take operations including
developments which require large areas for
demonstration and storage purposes;

iv. allow flexibility for single occupier sites within rural areas
where multi-occupier sites could make new employment
allocations unviable and undeliverable, particularly where
large areas for demonstration and storage are required.

36 Which approach do you support
for promoting good design of
new development?

We support Option DE1. It is essential that planning policy is
not so prescriptive it removes the flexibility and design
opportunities for developers, architects, urban designers,
landscape architects and development management teams to
address innovative specific site related design issues.

The GNLP is not the appropriate process or plan in which to
introduce design and development management policies.
According to paragraph 1.25 of the Growth Options
document, the GNLP will not amend existing adopted
Development Management policies.

38 Which approach do you favour
for affordable housing
percentages?

The only option which is supported by evidence is Option
AH3.

41 Which approach to the mix of
housing do you support?

We strongly favour Option AH10. Any evidence gathered on
housing mix, particularly in respect of market housing mix can
only be a ‘snap shot’ in time based on a wide and generic
consideration of influencing factors. It fails to take into
account often large swings in housing mix requirements
brought about by economic conditions and site-specific
issues such as surrounding uses, landscape integration,
need for inclusive communities, viability, affordability and
access.
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53 Which option do you support
[green infrastructure]?

The GNLP is not the appropriate process or plan in which to
introduce changes to the approach to protecting designated
sites. Policies for the provision of additional GI space are
contained in the Development Management Policies Local
Plan according to paragraph 1.25 of the Growth Options
document, the GNLP will not amend existing adopted
Development Management policies. These are currently
largely contained in policies EN2 and EN3. If these policies
are to be changed in the GNLP process there would need to
be much greater transparency and a whole new level of
evidence gathering.

54 Do you think any changes
should be made to the green
infrastructure network?

The GNLP is not the appropriate process or plan in which to
introduce changes to the approach to protecting designated
sites. Policies for the provision of additional GI space are
contained in the Development Management Policies Local
Plan according to paragraph 1.25 of the Growth Options
document, the GNLP will not amend existing adopted
Development Management policies. These are currently
largely contained in policies EN2 and EN3. If these policies
are to be changed in the GNLP process there would need to
be much greater transparency and a whole new level of
evidence gathering.

The extent of the green infrastructure network is also, in
some cases shown in Area Action Plans, including in the
Growth Triangle AAP. According to paragraph 1.26 the future
role of the adopted AAPs for Long Stratton, Wymondham and
the North-East Growth Triangle and Neighbourhood Plans
will be considered in plan making. If there is a possibility that
the GNLP will seek to change the green infrastructure
network this should be made clear now and consulted upon
properly. Designation and delivery of GI sites affects
individual landownerships and communities and it would be
unreasonable to exclude those stakeholders from
participation.
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55 Which of these options do you
favour? [landscape]

Of the two options identified as reasonable alternatives, we
favour Option LA2. Landscape protection policies are not just
contained in the JCS and various Site Allocation documents.
Some are contained in the Development Management
Policies Local Plan and AAPs. According to paragraph 1.25
of the Growth Options document, the GNLP will not amend
existing adopted Development Management policies.
Additionally, according to paragraph 1.26 the future role of
the adopted AAPs for Long Stratton, Wymondham and the
North-East Growth Triangle and Neighbourhood Plans will be
considered in plan making. If there is a possibility that the
GNLP will seek to adopt a similar approach to that adopted in
the current South Norfolk Local Plan, designating large areas
on either side of the main circulatory road for landscape
protection with newly worded policies and explanatory texts
this should be made clear now and consulted upon properly.
Changes to policies and designations would affect individual
landownerships and communities and it would be
unreasonable to exclude those stakeholders from
participation.

In addition, the circumstances which apply to South Norfolk
and applied when the Bypass Landscape Protection Zone
was first introduced requires interrogation before it is simply
and blindly adopted to apply to an entirely different road with
very different features.

6

6.1 These representations and accompanying technical documents demonstrate that Land west of Ipswich

Road, Swainsthorpe (GNLP0604) is suitable for employment use and proposals for a new Ben Burgess

headquarters are deliverable and would constitute sustainable economic development.

6.2 These representations also find the general approach of the draft Regulation 18 Greater Norwich Local

Plan to be ‘sound’ and in accordance with national policy, however there are specific areas which would

benefit from further consideration to ensure the published Regulation 19 submission Local Plan’s

effectiveness to deliver the broad strategic approach to delivering jobs, homes and infrastructure across

the Greater Norwich area.
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STATION TABLE

Station Name

STNBBS1
STNBBS1A
STNBBS2
STNBBS3
STNBBS4
STNBBS5
STNBBS6
STNBBS7
STNBBS8
STNBBS9
STNBBS10
STNBBS11
STNBBS12
STNBBS13
STNBBS14
STNBBS15

Easting

622168.623
622153.263
622179.819
622181.004
622166.345
622155.736
622148.032
621934.350
622143.611
622175.775
622185.665
622253.300
622131.756
622033.066
621935.537
621890.974

Northing

300927.799
300851.076
301005.527
301091.654
301247.861
301362.982
301476.327
301621.641
301600.947
301518.497
301452.551
301404.431
300923.079
300939.899
300959.683
301033.685

Height (m)

20.513
18.626
21.908
22.871
22.736
23.011
25.859
33.632
26.407
26.023
24.897
22.584
22.491
26.688
28.557
28.948

Station Identifier

Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer
Mag Nail & Washer

Control Stations have been forced to a Scale Factor of 1.













































This plan is provided by Anglian Water pursuant its obligations under the Water Industry Act 1991 sections 198 or 199. It must be used in conjunction with any 
search results attached. The information on this plan is based on data currently recorded but position must be regarded as approximate. Service pipes, private 
sewers and drains are generally not shown. Users of this map are strongly advised to commission their own survey of the area shown on the plan before 
carrying out any works. The actual position of all apparatus MUST be established by trial holes. No liability whatsoever, including liabil ity for negligence, is 
accepted by Anglian Water for any error or inaccuracy or omission, including the failure to accurately record, or record at all, the location of any water main, 
discharge pipe, sewer or disposal main or any item of apparatus. This information is valid for the date printed. This plan is produced by Anglian Water Services 
Limited (c) Crown copyright and database rights 2018 Ordnance Survey 100022432.This map is to be used for the purposes of viewing the location of Anglian 
Water plant only. Any other uses of the map data or further copies is not permitted. This notice is not intended to exclude or restrict liability for death or 
personal injury resulting from negligence.
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Manhole Reference Easting Northing Liquid Type Cover Level Invert Level Depth to Invert

0801  622069  300886 F 25.65 22.43 3.22

0901  622080  300935 F 25.41 23.86 1.55

0902  622004  300946 F 27.18 25.65 1.53

1801  622166  300868 F 19.23 16.57 2.66

1802  622147  300872 F 21.47 17.01 4.46

2202  621298  301231 F 27.4 26.18 1.22

3201  621388  301257 F 26.12 24.89 1.23

4201  621471  301289 F 26.06 24.28 1.78

5101  621548  301183 F 30.25 28.71 1.54

5201  621547  301245 F 28.79 27.4 1.39

5301  621546  301315 F 25.65 23.82 1.83

6001  621649  301092 F 26.94 25.56 1.38

6101  621654  301125 F 26.79 25.25 1.54

6301  621619  301333 F 25.45 23.36 2.09

6302  621683  301340 F 24.91 22.99 1.92

7001  621784  301029 F 31.5 29.97 1.53

7101  621703  301123 F 25.54 24.01 1.53

7102  621761  301108 F 27.85 25.9 1.95

7201  621718  301202 F 25.47 23.56 1.91

7202  621731  301275 F 25.32 23.1 2.22

7301  621738  301346 F 24.22 22.64 1.58

7901  621769  300973 F 33.01 31.48 1.53

8001  621885  301050 F 28.52 25.4 3.12

8002  621828  301088 F 28.1 25.7 2.4

8003  621802  301097 F 28.07 26.08 1.99

8101  621846  301148 F 27.46 25.93 1.53

9001  621901  301032 F 28.85 25.2 3.65

9802  621967  300895 F 26.57 24.07 2.5

9901  621986  300949 F 27.53 24.37 3.16

9902  621952  300955 F 28.25 24.63 3.62

9903  621934  300969 F 28.84 24.8 4.04

9904  621915  300993 F 28.99 24.94 4.05

Manhole Reference Easting Northing Liquid Type Cover Level Invert Level Depth to Invert Manhole Reference Easting Northing Liquid Type Cover Level Invert Level Depth to Invert Manhole Reference Easting Northing Liquid Type Cover Level Invert Level Depth to Invert Manhole Reference Easting Northing Liquid Type Cover Level Invert Level Depth to Invert Manhole Reference Easting Northing Liquid Type Cover Level Invert Level Depth to Invert
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This plan is provided by Anglian Water pursuant its obligations under the Water Industry Act 1991 sections 198 or 199. It must be used in conjunction with any 
search results attached. The information on this plan is based on data currently recorded but position must be regarded as approximate. Service pipes, private 
sewers and drains are generally not shown. Users of this map are strongly advised to commission their own survey of the area shown on the plan before 
carrying out any works. The actual position of all apparatus MUST be established by trial holes. No liability whatsoever, including liabil ity for negligence, is 
accepted by Anglian Water for any error or inaccuracy or omission, including the failure to accurately record, or record at all, the location of any water main, 
discharge pipe, sewer or disposal main or any item of apparatus. This information is valid for the date printed. This plan is produced by Anglian Water Services 
Limited (c) Crown copyright and database rights 2018 Ordnance Survey 100022432.This map is to be used for the purposes of viewing the location of Anglian 
Water plant only. Any other uses of the map data or further copies is not permitted. This notice is not intended to exclude or restrict liability for death or 
personal injury resulting from negligence.
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KEY:

GENERAL NOTES:

1. THE DRAWING IS BASED ON A TOPOGRAPHIC SURVEY UNDERTAKEN BY BB SURVEYS
DATED 15.05.17.

2. PRELIMINARY DESIGN BASED ON ESTIMATED 100kph DESIGN SPEED.
3. ANY EXCAVATION CLOSE TO TREES/HEDGES TO BE CARRIED OUT IN ACCORDANCE WITH

NJUG GUIDELINES.
4. SERVICES ARE TO BE PROTECTED IN ACCORDANCE WITH THE REQUIREMENTS OF THE

RELEVANT STATUTORY AUTHORITIES.
5. TO BE READ IN CONJUNCTION WITH ALL OTHER LAYOUT AND DETAIL DRAWINGS.
6. ROAD WIDENING TO FOLLOW EXISTING CROSS-FALL LEVELS.
7. ACCESS FOR PEDESTRIANS AND CYCLISTS IS TO BE MAINTAINED AT ALL TIMES. ACCESSES

TO PROPERTIES ARE TO BE MAINTAINED AND WORKS PROGRAMMED IN CONSULTATION
WITH PROPERTY OWNERS.

8. ROAD MARKINGS AND ROAD SIGNS ARE TO BE IN ACCORDANCE WITH THE SI DOCUMENT
"TRAFFIC SIGNS REGULATIONS AND GENERAL DIRECTIONS, 2016".

9. ALL MEASUREMENTS IN METRES UNLESS OTHERWISE STATED.
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WIDTH HIGHWAY VERGE

EMBANKMENT TO BE RE-GRADED
AND LEVELLED ALONG EXTENTS OF
VISIBILITY SPLAY TO ENABLE REQUIRED
SIGHT STOPPING DISTANCE
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Quality Traffic Surveys Ltd, Speed Report

Report Id - CustomList-59
Site Name - CRESWA01
Description - IPSWICH RD NORTH OF CHURCH RD
Direction - North 

Grand Total

Time Total Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Vbin Mean Vpp SD
0 5 10 15 20 25 30 35 40 45 50 55 60 65 70 75 80 85 100 85
5 10 15 20 25 30 35 40 45 50 55 60 65 70 75 80 85 100 140

-- 109677 6 293 440 299 399 593 1396 4861 17992 36926 30947 11436 2815 730 294 124 60 49 17 48.6 54.6 7.4
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