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1.1 This Planning Statement has been prepared by 

Brown & Co to support an application for a new 

access for the Food Enterprise Park (FEP) and 

Honingham Thorpe Farms (HTF) from the proposed 

enhanced Honingham junction of the improved A47. 

1.2 The purpose of this statement is to set out the 

background to the Applicant’s proposals and the key 

planning issues raised by them. The statement is 

structured as follows: 

• Section 1: introduction 

• Section 2: describes the physical characteristics 

of the site and its surroundings;   

• Section 3: summarises the planning history of 

the area;   

• Section 4: outlines the proposed development;   

• Section 5: summarises the relevant national and 

local planning policy context;   

• Section 6: provides a planning assessment of the 

key considerations raised by the proposal; and   

• Section 7: sets out in brief our overall 

conclusions on the proposal.    

1.3 This Statement should be read in conjunction 

with the following application documents submitted 

as part of the application:  

• Application form; 

• Drawing No: NCC-ID-2900-01 Blind Ln Junction 

with Ghost Island—Scheme Plan 

• Drawing No: NCC-ID-2900-02 Blind Ln Junction 

1. INTRODUCTION 

with Ghost Island—L section 

• Drawing No: NCC-ID-2900-02 Blind Ln Junction 

with Ghost Island—X section 

Figure 1—Illustrative image of proposed Norwich Road junction from Highways England fly through from website 

• Drawing No: NCC-ID-2900-01(A) Blind Ln Junc-

tion with Ghost Island—Red Line plan 
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2.1 The application site comprises of an arable field 

to the west of Blind Lane, to the north west of the 

Food Enterprise Park (hereinafter ‘The FEP’), and a 

short distance south west of the existing junction of 

the A47 with Blind Lane.  Honingham Thorpe Farms 

(hereinafter ‘HTF’) are situated to the south-west of 

the application site accessed via a private road from 

the junction of Blind Lane and Church Lane at Red 

Barn. 

2.2 The site falls immediately south of the new 

Honingham roundabout link road proposed as part 

of the A47 Easton to North Tuddenham highways 

improvements.   

Figure 2—Location of site highlighted in red (Source: Google Maps) 

2. SITE & SURROUNDINGS 
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3.1 The Greater Norwich Food Enterprise Zone was 

designated in March 2015 as part of a Government 

initiative by DEFRA, and is focussed around the 

Royal Norfolk Showground and Easton and Otley 

College. 

3.2 The FEP comprises 100 acres of land to the 

western edge of the Food Enterprise Zone.  The 

Council adopted a Local Development Order 

(hereinafter ‘LDO’) covering 46 acres of the FEP in 

order to encourage and support food production, 

processing and agriculture through the co-location 

of commercial enterprises (LPA Reference 

20170052). 

3.3 The LDO sets out a number of criteria by which 

development is permitted, and imposes a number of 

conditions to be complied with.  Of particular 

interest is Condition 2.20 which focusses on the 

highways arrangements relating to the FEP, 

including the potential for direct access from the 

A47.   

3.4 Highways England have submitted an 

application to the Planning Inspectorate for the 

dualling of the A47 between Easton and North 

Tuddenham, the application is currently at the pre-

examination stage.  It is currently proposed to install 

a new grade separated junction in place of the 

current Taverham Road/ Blind Lane junction, with a 

dumbbell roundabout solution to either side of an 

underpass below the new A47. 

3. PLANNING HISTORY 

Figure 3—Proposed highways arrangement for new A47/ Taverham Road/ Blind Lane junction (Drawing No. He551489_GTY-LSI-000-DR-

CH-31014) 

3.5 The proposed southern roundabout would 

serve two link roads connecting to Easton to the 

east and the Honingham roundabout to the west.  

3.6 There is extensive planning history related to 

HTF related to a range of agricultural related 

commercial  businesses which generate circa 300+  

users.  
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4.1 it is proposed to create a direct access to the FEP 

and HTF from the proposed A47 highway 

improvements.    The current Highways England plans 

proposed a new grade separated junction to the south 

east of the current A47/ Taverham Road, Blind Lane 

junction.   The current access to the FEP from Church 

road can only support a limited volume of development 

at the FEP, and so in order to facilitate its continued 

development it is essential to deliver a new access 

directly from the A47. 

4.2  Equally, HTF generates a significant amount of 

traffic from the agriculturally related commercial space 

and the wider farming activities.  In addition to its own 

land, HTF farms the Ringland Estate which covers 

421ha (1040 acres) of high quality agricultural land to 

the north of the A47, together with 18 further holdings 

across the county.  

4.4 The improved A47 would be realigned to the south 

of the existing in this location, and pass over a new 

underpass connecting a pair of dumbbell roundabouts: 

the northern serving Taverham Road, a private access 

and St Andrews Church; the southern serving link 

roads to Easton and Honingham roundabout. 

4.5 It is proposed to install a new ghost island junction 

to the south of the proposed Honingham roundabout 

link road.  The junction would be located centrally to 

the bend and graded down to provide level access with 

Blind Lane to then serve the FEP and HTF. Figure 4—Proposed access from A47 junction improvements (drawing No.  NCC-ID-2900-01) 

4. PROPOSED DEVELOPMENT  
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5.1 Planning law requires that planning 

applications are determined in accordance with 

the development plan unless material 

considerations indicate otherwise. The 

development plan is, therefore, the starting point 

for the assessment of all planning proposals.  

5.2 The Government’s planning policies, as set out 

in the National Planning Policy Framework (NPPF) 

and the National Planning Practice Guidance 

(NPPG), are also a significant material 

consideration in deciding planning applications.  

Development plan policies 

5.3 For the purposes of this proposal, the 

Development Plan comprises the:  

• Joint Core Strategy for Broadland, Norwich 

and South Norfolk (2014); 

• Broadland Development Management DPD 

(2015); 

• Broadland Site Allocations DPD (2016). 

5.4 Policies of relevance to the application are set 

out in the inset box to the right.  

National Planning Policy Framework  

5.5 The NPPF sets out the Government’s planning 

policies and how these are expected to be applied, 

and advises that the purpose of the planning 

system is to contribute to the achievement of 

sustainable development. Three objectives of 

sustainable development are identified: economic, 

social and environmental.   

5.6 The economic objective includes ensuring that 

sufficient land of the right type is available in the 

right places and at the right time to support growth. 

The social objective includes supporting healthy 

communities by creating high quality environments 

with accessible local services. The environmental 

objective includes protecting and enhancing the 

natural, built and historic environments.   

5.7 At the heart of the NPPF is a presumption in 

favour of sustainable development.  For decision-

making, the presumption in favour means approving 

developments that accord with the  development 

plan without delay.  

5.8 The NPPF emphasises the importance of 

supporting economic growth, and accommodating 

opportunities for changing transport infrastructure.  

5.9 Other core principles of particular note include 

conserving the natural environment, and adapting 

to climate change. 

National Planning Practice Guidance 

5.10 Of particular relevance to this application is 

the guidance set in the sections of the NPPG 

relating to housing development, design, and the 

natural environment.  

5. PLANNING POLICY CONTEXT 

Joint Core Strategy 

Policy 1: Addressing climate change and protecting 

environmental assets—which requires development to be energy 

efficient, make effective use of land, use locally sourced 

materials and contribute to the green infrastructure network. 

Policy 2: Promoting good design—which requires development to 

be of the highest possible design standards. 

Policy 5: The economy—which states that the rural economy will 

be supported through the development of a flagship food and 

farming hub supporting the agri-food sector.  

Policy 6: Access and transportation—which states that the 

transport system will be enhanced and support will be given to 

improvements to the A47. 

Policy 9: Strategy for growth in the Norwich policy Area—which 

states that in order to delivery growth and support the economy 

junction improvements along the A47 would be required.  

 

Development Management DPD 

Policy GC1: Presumption in favour of sustainable development— 

which states that the Council will take a positive approach in 

favour of sustainable development. 

Policy GC4: Design—which requires development to be 

accessible. 

Policy EN1: Biodiversity and habitats—which requires the delivery 

of a co-ordinated green infrastructure network. 

Policy EN2: Landscape—which requires development to protect 

the landscape character and natural features. 

Policy EN4: Pollution—which requires development to provide 

suitable mitigation against adverse amenity impacts. 

Policy TS3: Highway safety—which states that development will 

not be permitted where it would result in significant adverse 

impacts upon highway functioning or safety. 

Policy CSU5: Surface water drainage—which requires the 

incorporation of suitable measures. 
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Principle of development 

6.1 Planning law requires that applications for 

planning permission must be determined in 

accordance with the Development Plan unless 

material considerations indicate otherwise.  This is 

reinforced by the NPPF, which is a material 

consideration as is the Planning Practice Guidance. 

6.2 As already described, the principle of 

development south of the proposed Norwich Road 

grade separated junction is clearly established 

through the designation of the FEP and the District 

Council approving a Local Development Order (LDO) 

for the area.  Currently, the FEP has a milling tower 

together with a food processing and production 

facility constructed on site (3 acres).  The next 

series of developments on the FEP include the 

following: 

• Expansion option for milling/processing 

facility (2 acres) 

• 13 unit food grade scheme (3 acres) 

• Vertical farm (5 acres) 

6.3 There are also ongoing discussions relating to 

the following: 

• Agritech research facility and offices (2 acres) 

• Food manufacture (1.5 acres) 

• Specialist food machinery/equipment 

company (1 acres) 

• Food packaging company (7 acres) 

• Agricultural machinery parts manufacturer 

(1.3 acres) 

• Food processing/packaging operation 

6.4 The FEP represents a significant investment by 

the landowners, the New Anglia LEP and other 

organisations in bringing forward new employment 

to the District and County. 

6.5  Equally relevant is the need for HTF to service 

land to the north of the A47.  The farming centre 

for HTF is south of the A47, near to the village of 

Colton.  Access is needed  to service circa 421 ha 

(1040 acres) to the north of the A47.   

6.6 Without the proposed access road, all traffic 

connected with the FEP and HTF exiting the A47 

would need to traverse the subsidiary road 

eastwards towards Easton, passing St Peter’s 

Church, and then turn south west to access 

Church Lane; having to cross the flow of traffic at 

Easton junction and pass the church again.  This 

would result in both FEP traffic on the same route 

as the farm related traffic from HTF as well as the 

300+ users from the agriculturally related 

commercial uses at Honingham Thorpe.  

6.7 This would be a highly inefficient and 

untenable arrangement, particularly given the 

previous acknowledgement of the Highways 

Authority that Church Lane would be unsuitable to 

support the volume of traffic associated with The 

FEP when it is fully developed.  Local Plan Policy 

JCS5 states that the rural economy will be 

supported, however the current arrangements 

proposed as a result of the A47 improvements 

would prevent the expansion of The FEP, and 

severely hamper the farming operations of HTF. 

6.8 Furthermore, Local Plan Policies JCS6 and TS3, 

together with Section 9 of the NPPF seek to ensure 

safe and suitable access to development, without 

hampering highways safety.  Whilst Local Plan 

Policy EN3 seeks to protect heritage assets and 

their surroundings.  The proposed access would 

allow for the further development of The FEP, would 

prevent the severance of HTF, would prevent 

hindrance upon the free flow of traffic, reduce 

journey times, protect the amenity of the residents 

of Easton, and protect the setting and significance 

of St Peter’s Church.  As such the proposed 

development is considered acceptable in principle. 

Access 

6.9 As the principle of development within the FEP  

and HTF is clearly established and being 

implemented, this statement now considers the 

issue of access.  The LDO has a series of conditions 

by which any development on the FEP needs to 

comply.  Conditions 2.20 and 2.21 set out a 

6. ASSESSMENT 
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number of highway requirements for the 

development of the site.  A copy of the LDO is 

attached to this planning application. 

6.10 The current access arrangements for the FEP 

were considered by the District Council as part of a 

previous planning permission 20181177, and 

included access from and improvements to Church 

Lane, including widening and tree planting.     

6.11  The committee report from that application is 

attached to this planning application.  At that time, 

the access application sought to secure access to 

The FEP insofar as was required to facilitate the 

milling tower development, which was being 

considered at the same committee meeting.  The 

committee report also considered how the requisite 

future highway improvements could come forward.   

6.12 Specifically, the committee report (paragraphs 

5.6 and 5.7) confirmed that the Highway Authority 

considered that the access arrangements proposed 

were suitable for the proposed milling tower and a 

proportion of the future potential development at 

The FEP.  However, it was considered that 

development beyond that could not be 

accommodate by way of Church Lane, and 

alternative access arrangements would need to be 

sought.  Paragraph 5.7  of the aforementioned 

report states: 

The Highway Authority has also agreed to the 

trigger for the remaining off-site highway 

works specified in condition 2.20, together 

with the full scheme of widening 

improvements to Church Lane and the full 

provision of footway and cycleway facilities 

to connect with Dereham Road which will be 

upon the completion of 10,000 sqm of 

development floorspace on the LDO site,  

unless otherwise agreed in writing by the 

Local Planning Authority including but not 

limited to, if a high traffic generator is 

proposed within the LDO or if direct access 

to the A47 can be achieved. 

6.13  It is clear from the conditions set out within 

the LDO, and the above discussed planning 

permission for the current access arrangements 

that a direct access between the FEP and the A47 

is necessary in order for the wider FEP 

development as consented to be delivered.   

6.14 The proposed access would seek to take 

advantage of the proposed improvements to the 

A47 in this location in order to secure safe and 

direct access to the FEP, which is better suited to 

the type and volume of traffic associated with it. 

6.15 At present the A47 improvement proposals 

from Highways England would stop up Blind Lane, 

and require traffic for the FEP and Easton to exit 

the road at the proposed new grade separated 

junction and travel back to the east along the 

proposed Dereham Road link.   

6.16 As a result, traffic associated with The FEP and 

HTF will need to enter Easton, and cross the flow of 

traffic along Dereham Road to access Church Lane.  

A significant number of traffic movements are 

associated with both The FEP and HTF, indeed 

around 72,000 vehicle movements associated with 

the farming activities alone were undertaken during 

one year.  The current arrangements would likely 

severely impede the free flow of traffic along 

Dereham Road, resulting in an adverse highway 

safety arrangement. 

6.17 It is proposed to retain Blind Lane and provide 

direct access from the proposed Honingham Road 

link to connect with it, to then serve the FEP from 

the western edge, and HTF from the east.  This 

would accord with the provisions of the LDO and the 

relevant highways conditions, and would facilitate 

further development currently curtailed by the floor 

area cap set by the Highways Authority. 

6.18 The proposed access from the A47 highways 

improvements has been designed in accordance 

with the relevant highways standards, and would 

provide safe and suitable access for vehicles 

associated with the FEP.  The proposed ghost island 

would ensure the free flow of traffic along the new 

link road, whilst suitable visibility could be achieved 

in all directions. 

6.19 As the FEP and HTF are consented 

development, Highways England have provided 
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suitable capacity within the proposed junction to 

accommodate the anticipated associated traffic 

movements according to the potential scale of 

development. 

6.20 The proposed development would accord with 

Conditions 2.20 and 2.21 of the FEP LDO, Local 

Plan Policies JCS 6 and TS3, and Section 9 of the 

NPPF. 

Effects on local character 

6.21  The local character generally is country roads 

of limited width and bounded by large hedges and 

established trees.  Church Lane has had limited 

highway improvements in accordance with the LDO.  

It does benefit from hedging planted by the 

landowners set back from the road, together with an 

informal footway to the northern edge.  However, 

the character of the area is changing as 

development at The FEP progresses, and it will alter 

further as part of the A47 improvements. 

6.22  The proposed new access road connecting the 

FEP and HTF to the improved A47 Norwich Road 

junction would be formed in a cutting, to allow it to 

connect with the levels envisaged by the trunk road 

improvements.  It is unlikely to have a significant 

landscape impact when seen against the 

improvements planned for the A47.  Suitable 

landscaping would be provided in mitigation and in 

establishing biodiversity net gains. 

6.23  As such it is considered that the proposed 

development would accord with Local Plan Policies 

JCS1, EN1, EN2, and Section 15 of the NPPF. 

Local amenity 

6.24  The nearest residential property to the 

proposed access road is Red Barn Cottage, 

located a short distance to the south close to the 

junction of Blind Lane with Church Lane.  The 

proposed access would represent an improvement 

on the access arrangements proposed as part of 

the A47 improvements, which would direct a large 

volume of traffic past the cottage.   

6.25 The purpose of the proposal is to re-direct 

traffic from the FEP and HTF onto a more direct 

route to  the improved A47.  This would negate the 

need for associated traffic to enter Easton and 

travel in close proximity to the dwellings there, 

thus protecting residents from adverse noise 

impacts. 

6.26  By removing the traffic related to the FEP 

and HTF from Church Lane, it will create 

significant benefits to the pedestrians, cyclists and 

road users who use this road from Marlingford and 

Colton.  Without planning for a logical access 

directly onto the A47 for the FEP and HTF it is 

inevitable that the weight of traffic will increase 

along Church Lane. 

6.27 HTF will be disadvantaged as a result of the 

 

current Highways England proposals and the diluting 

of traffic through the local highway network will be 

removed and funnelled along Church Lane.  This will 

have a significant impact on the setting of the Grade 

I listed Church of St Peter as large number of 

vehicles would have to pass around the church. 

6.28  HTF Runs three nearby estates at Honingham, 

Ringland and Easton.  In addition, it farms an 

additional 18 holdings throughout this part of 

Norfolk.  It is, therefore, imperative that it has an 

ability to move efficiently and safely  staff and 

equipment from farm to farm. 

6.29  In operational terms, the two farming estates 

at Honingham and Ringland are in one ownership, 

and a further estate owned by a family relative at 

East Tuddenham.  To effectively run all three estates 

there is a need for staff and equipment to move 

easily between both landholdings either side of the 

A47.  As the farming includes the management of 

livestock as well as intensive arable cropping , a safe 

and direct access between the two estates is vital 

for the movement of staff and machinery.  

Agricultural activity  is often associated with 

antisocial hours and direct access is a necessary 

prerequisite.  To simply re-direct traffic towards  

Easton will lower the quality of living for residents in 

the area. 

6.30  The  applicant has significantly invested in 

road infrastructure to remove any potential traffic 

away from Colton which has reduced any potential 
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conflict with local traffic and improved the safety of 

parishioners. 

6.31 The proposed access would represent an 

enhanced arrangement from that proposed as part 

of the A47 improvements.  It would direct traffic 

away from Easton and Red Barn Cottage, thus 

reducing associated noise and disturbance. 

Drainage 

6.32 In terms of drainage, it is intended that swale 

channels and check dams will be created on either 

side of the proposed road so that any surface water 

does not affect the proposed Honingham ‘arm’ of 

the grade separated junction.  

6.33 Additional sustainable drainage measures may 

be required and it is intended that further dialogue 

takes place with the County Council as the Lead 

Local Flood Authority (LLFA) and Highway Authority 

to find a suitable solution. 

Ecology 

6.34 The proposals primarily relate to existing 

farmland and the work undertaken by Highways 

England has not identified any sensitive ecological 

assets that may be affected by these proposals.  It 

is considered that the re-direction of traffic from the 

FEP away from Church Lane will bring about 

ecological benefits to the area. 

6.35 As part of the proposed development a 

scheme of tree and hedge planting would be 

implemented to screen the road, as well as the 

scheme for surface water drainage.  These would 

secure biodiversity benefits through the creation 

of new habitats and green corridors throughout 

the area. 

6.36 As such, the proposed development would 

accord with Local Plan Policies JCS1, and EN1, 

and Section 15 of the NPPF. 
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7.1  It is proposed to create a new access to serve 

the FEP and HTF from the proposed A47 highways 

improvements proposed for the area.  It is 

considered that the proposed access road will bring 

about tangible benefits to the area generally as well 

as securing a proper access into the FEP. 

7.2  The proposals provide a logical vehicular 

access to the FEP which was considered to be a 

necessary element to the development of this 

important regional facility.  A significant amount of 

investment has already been undertaken by the 

landowners, the District Councils and New Anglia 

LEP in order for a range of agri-tech facilities can 

come forward on the FEP. 

7.3  In establishing the Local Development Order for 

the FEP it was indicated, at that time, some form of 

direct access to the FEP would need to come 

forward at an appropriate time.  Given that the 

design of the A47 improvements are at an 

advanced stage, it is the right time to consider an 

improved access to the site. 

7.4  The access road will serve the FEP and HTF and 

will not provide access to the general public thus 

avoiding, or encouraging, any perceived ‘rat-

running’.  

7.5  Equally relevant, HTF is a successful farming 

enterprise that services three estates from its base 

at Colton.  The ability to cross the A47 is 

compromised unless there is an ability to join the 

grade separated junction proposed by the A47 

improvements.  This proposal remedies any 

shortfalls in access for the FEP and HTF.  

7.6  The removal of the direct access between 

Colton  to Ringland and Drayton simply 

compromises the farming business at HTF.  By 

diverting and significantly increasing the traffic 

along Church Lane it will undermine the setting of 

the Grade I listed St Peters Church and the 

amenities of existing and future residents of 

Easton and other nearby parishes. 

7.7  There has always been an intention that there 

would be a direct access onto the A47 as part of 

the growth of the FEP.  To simply ignore this to 

occur will create significant disruption to road 

conditions in the surrounding area with HGV’s, 

farm vehicles and domestic traffic seeking to be 

accommodated on sub-standard roads.   

 7.8  The proposed access  is a straightforward 

solution that will deal with the issues already 

described. 

 7.9  For the reasons set out above, it is 

considered that the proposal would comply with 

relevant local and national planning policies, and 

would amount to sustainable development to 

which the presumption in favour applies.  

 

 

7. CONCLUSIONS 


