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1 INTRODUCTION 

1.1 This Hearing Statement has been prepared by Bidwells on behalf of Sunguard Homes. It 

relates to:   

 Representations submitted by Bidwells, on behalf of Sunguard Homes to the pre-

submission version of the Greater Norwich Joint Core Strategy and the Statement of 

Focussed Changes in respect of Policy 14 (Key Service Centres) and Appendix 6 –
Housing Trajectory in Growth locations (Respondent ID: 8320); 

 A Statement of Common Ground agreed between the GNDP and Sunguard Homes has 

been prepared to cover matter 3C/10 (policy 14). 

1.2 This Hearing Statement is intended to amplify the representations made by Bidwells at the 

pre-submission stage of the Joint Core Strategy's production and update those comments in 

light of responses received from the Greater Norwich Development Partnership following a 

meeting to seek common ground on the issue (15th September 2010). 

1.3 For information, Sunguard Homes is taking forward the promotion of 4.5 hectares of land it 

owns at Chequers Road, Tharston immediately adjoining Long Stratton, for residential 

development. This is the last parcel of its holding in Long Stratton/Tharston that it has 

developed for residential development over the last 25 years. 

1.4 The location and extent of the land being promoted is shown on the attached plan. 

2 MATTER 3C/10 MAJOR GROWTH LOCATIONS/KEY SERVICE CENTRES, 
SERVICE VILLAGES, AND SMALLER COMMUNITIES (POLICIES 9,10, 14-16) 

Strategy and Location for Growth in the NPA (Policies 9&10) 

Does the JCS make clear, justified and effective growth proposals for Long 
Stratton bearing in mind its poor assessed performance in sustainability 
appraisals undertaken since 2007? 

Key Service Centres (Policy 14): 

A.  Does the JCS provide sound core strategic guidance for the future planning 
of these settlements?  Does the evidence demonstrate that the key service 
centres are appropriately listed as such, with no additions/deletions? 

Is the scale of the development for the individual villages soundly based? 

2.1 The Statement of Common Ground between the GNDP and Sunguard Homes confirms the 

agreed position on Matter 10 that Chequers Road, Tharston is in planning terms part of Long 

Stratton. 
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2.2 Sunguard Homes however considers that the housing trajectory contained in Appendix 6 

Growth Locations table for either Long Stratton (1800 dwellings) or 'Additional smaller sites 

around South Norfolk NPA (1800 dwellings)' is incorrect and is far too pessimistic in the timing 

of the numbers of houses that could be built between 20011/12 and 2014/15, where currently 

it is assumed there will be no development. 

2.3 GNDP officers have stated that they do not accept that the housing trajectory for Long Stratton 

or for the smaller South Norfolk NPA sites as set out in Appendix 6 is incorrect. Their 

reasoning behind this is: 

'that the provision for Long Stratton is tied to the delivery of a bypass. The JCS allows this to 

be exceeded, in particular to accommodate the flexible sites allowance (totals 1800 for South 

Norfolk NPA) but this would need to be supported by evidence that it is appropriate. The 

particular water constraint issue is waste water disposal which seems to impose an upper limit 

on growth. High school capacity is a supplementary constraint. All growth must contribute to 

the required bypass. Given the finite capacity of Long Stratton, any growth that does not 

contribute to the bypass seriously undermines its delivery and therefore the strategy'. 

Source: email exchange regarding the Statement of Common Ground, 1st October 2010. (see 

Appendix 1) 

2.4 These trajectories are in Sunguard Homes' opinion in error as its land at Chequers Road is 

immediately available for development and deliverable over the next few years subject to the 

granting of planning permission, with all services being available and access to the site 

identified. The specific concerns regarding waste water constraints, high school capacity, and 

a contribution to the bypass raised by the GNDP, can be responded to as follows: 

2.5 Waste Water – The Stage2b Water Cycle Study Non-Technical Planning Report (February 

2010) confirms that there is capacity at the existing wastewater treatment works serving Long 

Stratton for up to 1400 dwellings. It is stated that development beyond this number would 

require an innovative solution or a high specification package treatment plant. On this basis, 

according to the housing growth trajectory for Long Stratton contained in appendix 6, there is 

existing capacity at the treatment works until at least 2022/23, assuming that the bypass 

related development commences in 2018/19, which has to be uncertain given the current 

economic forecasts, and the lack of any definite plans for its funding or provision. Even if 

capacity is reached within this timescale, the scale of development proposed to fund a bypass 

is significantly beyond the existing capacity of the treatment works and will clearly require 

further investment to remedy the situation. The 150 houses on the Sunguard site would 
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represent less than a year of the housing trajectory for Long Stratton in Appendix 6, and 

hence would have little if any impact on the strategy. 

2.6 High school Capacity – Recent correspondence (24th June2010) with the County Council has 

indicated that there is currently considerable capacity at the Long Stratton schools to 

accommodate children from Sunguard's development, which is in easy walking distance of 

them. A financial contribution figure has been provided by the County Council on this basis 

(see Appendix 2). Whilst there is clearly a physical limitation on school place availability, the 

scale of housing development proposed (at least 1800 houses) to support a bypass for Long 

Stratton, and the likely location of it to the east of the A140 will inevitably require a major 

reorganisation of school provision in Long Stratton and possibly new school buildings better 

located to serve the new development. It would therefore seem perverse to claim that the 

development of Sunguard's site is in any way constrained for the foreseeable future by the 

lack of high school capacity, which clearly is sufficient to serve the development. 

2.7 Contribution to a bypass –Sunguard Homes acknowledges that the provision of a bypass for 

Long Stratton is overdue to relieve traffic congestion arising in the village because of the high 

number of vehicles passing along the A140. This ease of traffic movement in the village was 

however significantly improved as a result of Sunguard's previous phase of development at 

Chequers Road in 2000, when traffic lights were installed at the Flowerpot Lane/A140 

junction. 

2.8 Sunguard Homes has had extensive discussions with Norfolk County Council Department of 

Highways and Transportation regarding the possible improvement of the current traffic 

situation in Long Stratton and has been advised that junction efficiency at the Swan Lane and 

Flowerpot Lane junctions could be significantly improved by the introduction of a computerised 

traffic control system (MOVA), which has been used to great effect at similar congested 

junctions in the Norwich Policy Area e.g. The Thickthorn A47/A11 junction. In the absence of 

alternatives, Sunguard Homes is prepared to fund this improvement which will cost in excess 

of £100k to facilitate its installation and provide relief to the congestion in the village until a 

bypass is eventually built. It therefore would be unreasonable to expect Sunguard to make an 

additional further financial contribution towards the provision of a bypass, which would not be 

required to facilitate its development, and could make it unviable. 

2.9 Sunguard Homes would also like to point out that the existing traffic signals on the A140 in 

Long Stratton were installed in 2000 in connection with its earlier phase of housing 

development at Jermyn Way of Chequers Road. These signals were installed notwithstanding 

the expectation that a Long Stratton bypass would be forthcoming in the foreseeable future. It 
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is clear from the housing trajectory in appendix 6 that it will be at least 18 years from when the 

original Flowerpot Lane/A140 traffic signals were installed and probably considerably longer 

before there is any prospect of a bypass. Hence further improvements to the traffic signals on 

the A140 in connection with Sunguard's latest phase of development could again provide relief 

for the village until the bypass is built, whenever that is. Sunguard Homes believes that it 

would be highly regrettable if the village was not able to benefit from the installation of MOVA, 

in connection with its proposed development at Chequers Road before a bypass is built. Again 

it seems perverse to expect the Chequers Road site to be delayed on the basis that all 

contributions from its development should be focussed on the provision of a bypass to be 

constructed at an uncertain time in the future and for which there are no plans, land 

agreements, or funding in place. 

2.10 Furthermore, it has been recognised in pre application discussions with planning officers that 

the development of the Sunguard Homes site would contribute to the local housing needs of 

Long Stratton including the provision of affordable homes. There is little outstanding housing 

commitment in Long Stratton or Tharston at the present time, and the growth table as drafted 

in Appendix 6 implies that this housing need will not be met until at least 2018 assuming a 

bypass is constructed by then, which is by no means certain, particularly when the County 

Council have confirmed that subject to installing MOVA , that there is capacity on the network 

for development without needing a bypass 

2.11 Sunguard Homes believes therefore that the total number of units set out in the Growth 

Locations trajectory in Appendix 6 for either Long Stratton (1800) if this is applicable to this 

site, or the 'Additional smaller sites around South Norfolk NPA' (1800), should be brought 

forward to 2011/12 to reflect the potential availability of the 150 units on the Sunguard Homes 

land in Tharston. 

 

3 CONCLUSIONS 

3.1 It is considered that the development of a site located close to all of the major facilities in Long 

Stratton, and that can readily be serviced and accessed without the need for a bypass, should 

not be artificially held up for at least 5 years on the basis of the desire for a bypass, for which 

there are no approved plans, no funding stream, or any other realistically identified means of 

delivery. 

3.2 It is also considered that such a moratorium on house building until a bypass is built, as 

implied in Appendix 6, will not enable the acknowledged housing needs of Long Stratton, 
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including the provision of affordable housing, to be adequately met in the foreseeable future 

particularly if the bypass is delayed. 

3.3 It is considered therefore that the growth proposals for Long Stratton are not clear or justified 

in this respect (Matter3C). It is also considered that the JCS does not provide sound core 

strategic guidance for the future planning of Long Stratton and the contribution requirements 

on new development is not soundly based (Matter 10A &B) 

3.4 Finally, it should be noted that a similar development related bypass was proposed in the 

South Norfolk Local Plan in the 1990s. This proposal failed because of lack of public and 

development related funding for a bypass, despite being linked to a substantial housing 

allocation in the village. This failure to solve the traffic congestion problems on the A140 in 

Long Stratton was fortunately significantly relieved by the installation of traffic signals at 

Flowerpot Lane, Long Stratton as part of the development of a previous phase of Sunguard 

Homes land at Chequers Road. It is difficult not to foresee a similar situation looming with 

respect to the current bypass proposal, which is based on an unrealistic assumption of a 

development led scheme based on the completion of 230 dwellings per year being completed 

in Long Stratton over an extended period This rate of development is significantly higher than 

house completions achieved in the village in recent years, and almost as high as that 

proposed for the whole of the City of Norwich during the same period! 

4 SUGGESTED CHANGE  

4.1 The Housing Growth Location trajectory in Appendix 6 of the JCS should be amended to 

reflect the ability of the Sunguard land to be developed from 2011 onwards, prior to the 

completion of a Long Stratton bypass. From Sunguard Homes sales experience on its existing 

sites in Tharston and Long Stratton, it is considered that an allowance of 50 units per year 

should be included in the Growth trajectory in appendix 6 from 2012 to 2015, to allow for the 

development of its latest phase of housing on Chequers Road 
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