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Application PO/20/0524 - Crisp Maltings - Hybrid Application for new HGV access road and 

Expanded Site (Phase 2) 

Ryburgh Parish Council Response: OBJECT 

 

1.      Principle of Proposals 

 

Paragraph 1 of the Response to application PO/20/0523 (above) is repeated seriatim and has full 

relevance in relation to this application. 

It is clear from living in the village, and all members of the Parish Council are also residents, that 

previous decisions have put the “economic objective” of “Sustainable Development” and the 

objectives of the local rural economy and that of the district before the environmental and social 

objectives of “Sustainable Development” resulting in a reduction in the environmental quality of the 

village and living conditions of its residents from the additional traffic, noise, odour and pollution 

resulting from the operation of the facility. 

This however does not mean that all future decisions should seek economic development at all costs 

and both the District Council’s own development policies and those of the NPPF require that the 

social and environmental objectives of “Sustainable Development” be given just as much weight 

when determining an application. 

 

2.      Transport / Highways Impacts 

 

The conclusion that the proposed new HGV access road to be delivered in Phase 2 at some point in 

the future would have a “transformative impact upon traffic safety in Great Ryburgh” (para 7.60 of 

the Planning Statement) both evidences the existing demonstrable harm caused by the existing and 

permitted operation upon the safety of the users of the highways in Great Ryburgh and its residents, 

and is, in any case, fanciful given that the HGV access road as proposed will only remove a small 

proportion (15% )of the HGV traffic entering and leaving Great Ryburgh. 

To clarify, based upon the Applicant’s own statements the new HGV road would only remove from 

the village high street those HGV vehicles operated by Crisp Maltings itself (and not those of its 

agents/carriers/suppliers/etc) which amount to only 30% of total HGV trips to the site, and of 

these only those Crisp Maltings HGV’s entering/leaving from/to the west of the village (para.4.2.2 

of the TA). The daily trip distribution as set out in the TA is roughly split 50/50 between the east 

and west routes (See the Existing Traffic Flows, Appendix 5 of the TA and para. 4.6.2 of the TA) so 

only 15% of HGV movements would actually be taken off the village High Street. This is not 

significant, let alone transformative.  

Furthermore; 

-        The existing and additional levels of HGV traffic (of both Crisp and other carriers) caused by the 

expansion of production from 115,000 tonnes to 175,000 tonnes (a 43.47% increase) 

entering/leaving the village from/to the east will still route through the village. 
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-       The application makes no proposals for the closure of the existing entrances/exits to the Crisp 

facility, all of which are directly to the village high street. The application should make it clear how 

the whole Crisp site will be rearranged in order that these entrances may be closed to HGV’s and to 

facilitate the movement of all HGV traffic to and from the facility via the new HGV access road.  

-        Existing and the additional employee traffic, service vehicles, entering the village from the East 

direction will still travel through the village (10 additional employees in the morning, 10 additional in 

the evening). 

-        There would be no change to other HGV traffic and agricultural traffic unconnected with the 

Crisp facility that routes through the village as a shortcut to avoid the northern route around 

Fakenham. 

The resultant public and social gain/benefit claimed by the Applicant upon the construction of the 

new HGV access road is, as a result, extremely over-weighted in the supporting documents and is 

plainly inaccurate. 

The benefits are further weakened when other forms of vehicular trips would be increased as a 

result of the proposals (employees 20 a day, and service vehicles etc). In addition, when taking into 

account the cumulative impacts of the additional vehicular traffic associated with the applicant’s 

proposed residential scheme, there would be no benefits at all to surrounding residents. Indeed, the 

social and environmental benefit, if any, would be extremely limited and cannot be given as a reason 

for approval.  

 

New HGV Road 

The fourth paragraph of Para.3, Page 3, re Application PO/20/0523 hereof is repeated seriatim and 

has full application. 

 

3.      Residential Amenity  

 

Section 8 of the NPPF and in particular paragraph 91 requires that planning decisions achieve 

“healthy, inclusive and safe places”. This is further emphasised in paragraph 127 of the NPPF where 

it requires that decisions ensure that developments “create places that are safe, …. and which 

promote health and well-being with a high standard of amenity for existing and future users”. 

The village is a long linear village having existed well before the maltings operation began and grown 

slowly and incrementally in a ribbon form along Fakenham Road and Station Road. As a result, nearly 

the whole village and all its resident live along the route of the HGV traffic coming into and out of 

the village, whether this its eastern or western end. All the village occupants, whether resident or 

business, transient users such as parents dropping off children at the nursery, are therefore, 

impacted upon. This is not a standard case as seen in many towns and villages and 

business/industrial developments, where only the immediate locality around the perimeters of the 

site will be affected. This is a very fundamental aspect that raises the importance and impact of 

traffic movements, particularly HGV movements to an even greater level.  

Due to the historic character of the village and the surrounding rural road network, many of these 

are in very close proximity to the highway and carriageway. This means that all traffic into and out of 
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the site will have to pass through the village and past residents windows, doors and gardens. Many 

are also within close proximity to the Crisp Maltings access points where the HGV's create most 

noise, fumes and pollution, turning, stopping and starting, braking and accelerating. 

The noise, vibration, dust and disturbance of HGV traffic passing residents bedroom windows from 

the hours of 6am through to 10pm (or for 24 hours a day should Crisp so choose) cannot be 

underestimated given the sheer proximity of these to the highway and facility. The impacts on sleep, 

health and well-being and residential amenity of all of the families and occupants along Fakenham 

Road and Station Road if HGV traffic is increased would be severe. 

From the above it is clear that any development that does result in the increase in HGV traffic 

through the village would be contrary to the policy guidance in the NPPF (paras 91 and 127). 

 It is critical to the residents throughout the village that if the new HGV road is given permission it 

must be effective in remedying the damage presently done to the amenity in particular: 

-        It needs to be operational prior to any expansion of the site; and 

-        All HGV traffic associated with the Maltings must be required to use the new road and not 

enter or leave the site from/to the East. 

Failure to ensure these measures would not only have a significant detrimental impact on the daily 

lives and amenity of the residents in the village but also have a huge detrimental impact on the 

overall qualities and character of the village contrary to Development Plan Policies EN2 and EC03. 

The reasons given by the Applicant for not requiring all HGV traffic, including hauliers and logistic 

firms coming to and from the maltings to abide by these rules is not backed up by evidence given 

modern day management techniques and technology. It is clearly evident from numerous examples 

across the country that hauliers, and logistics firms can and do take account of routing restrictions 

on local highway networks to avoid such problem areas. Contrary to the assumption in the 

supporting Planning Statement it is entirely reasonable given the significant implications for HGV 

traffic to be required to use the new HGV road. This can be secured by way of a planning condition 

upon the grant of any permission. 

The route of the new HGV Access Road as provided in the application comes unreasonably close to 

the rear of the properties in Highfield Close and, in particular to the last and most westerly dwelling 

house in the village. Avoiding unreasonable interference with the amenities of these properties by 

rerouting the access road is necessary for compliance with Para 127 of the NPPF. 

 

4.      Amenity / Environmental Quality and Character of the Village  

 

Policies SS4, EN2 and EC3 of the adopted Core Strategy require that the environment and character 

of the site, surrounding countryside and village are protected.  

As highlighted above with respect to residential amenity, the village environment is the east-west 

road, and its immediate environment. This is the village, its life. Where children and their parents 

walk to wait for the school bus. Where children walk to get to the play area. Where the residents 

walk to the shop or post office. Where dogs are walked. Where people meet and able to chat. This 

all happens along this route. Due to the siting of the Maltings in the centre and requiring access 
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through the village from both east and west any increase in levels of any vehicular traffic has a huge 

impact on the experience, lives and amenity of all in the village and the village as a whole. 

Paragraph 5 of the Response to application PO/20/0523 (above) is repeated seriatim and has full 

relevance in relation to this application. 

 

5.      Landscape Impacts / Character of the Countryside 

 

Paragraph 6 of the Response to application PO/20/0523 (above) is repeated seriatim and has full 

relevance in relation to this application. 

The route of the new HGV Access Road in the application trespasses in part upon land which is 

identified as “Habitat Area” in the emerging Neighbourhood Development Plan being of ecological 

importance as an open and undeveloped area adjoining a part of the flood plain of a tributary of the 

River Wensum.  Avoiding use of this land by rerouting the new road as necessary is highly desirable 

for the conservation of the countryside and for the protection of the riparian network that supplies 

the River Wensum, a site of international ecological importance. 

 

6.      Heritage Considerations and Implications 

Paragraph 7 of the Response to Application PO/20/0523(above) is repeated seriatim and has full 

application. 

 

7.      Validity of Assessments/ Reports 

 

Therefore, in light of the above fundamental concerns raised with respect to the impacts from 

additional traffic movements, it is critical that the modelling and assessments used to assess levels of 

traffic movements are accurate and can be relied upon. The TA and use of TRICS modelling fails to 

reflect not only the particular circumstances of the village but also fails to use appropriate range of 

and reasonable comparison sites to draw its figures from.  

This is plainly evident in paragraph 5.4.1 of the TA which in light of Great Ryburgh being a small rural 

village in the open countryside of in a distinctly rural and car based district of North Norfolk with no 

useful bus or train services and no safe or quick pedestrian or cycle routes to any other settlement, 

and the only notable settlement being Fakenham a 5-10 minute drive away the use of survey data 

from suburban and edge of town areas is blatantly wrong. Furthermore, the use of sites with a 

population of up to 50,000 within a 5 mile radius is also not considered comparable given that 

Ryburgh only has a population of under 700 (census of 2011), the limited other sizeable settlements 

within 5 miles and that Fakenham has a population of only approximately 7,600 (census of 2011). 

Furthermore, in terms of the comparative sites used in the TRICS modelling: 

- only one case study is in Norfolk. That is in Thetford which is a Market Town and a major centre for 

growth in the respective District, seeing 4,500 homes etc in the plan period, with all the necessary 
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day to day facilities required, public transport, walking and cycling routes etc. None of that exists in 

this context. 

- the majority are suburban edge of settlement contexts. Completely different to the village, the 

application site and its context. 

The modelling used to give an idea of likely traffic levels and thus understand the subsequent 

impacts is therefore, wholly inappropriate and flawed. Without this, the officers and members of 

the LPA are not able to make a robust and reasonable assessment and judgement of the 

application. 

 

Conclusions 

 

Some limited expansion of the facility that does not significantly increase traffic movements and is 

sensitive to the character and qualities of the surrounding environment would be acceptable and 

align with the policies contained in the development plan and the NPPF. However, any proposal that 

significantly increases movements into and out of the site; increases the noise levels; odour levels 

experienced by the village and its residents would not form sustainable development, and would be 

contrary to the policy guidance contained in the NPPF and policies EN02 and EC03 of the adopted 

Core Strategy, and also the policies contained in the emerging Local Plan (albeit given limited weight 

at this time). Accordingly, any such proposals should be refused. 

 

Before being able to make such a decision on the application both officers and members need to be 

able to make a proper assessment of the impacts of the proposals and give due weight to matters  

based on sound and reasonable data and judgements. The submitted documents therefore need to 

be redrawn and based on actual current movement figures from a reliable survey, to provide an 

accurate appraisal of the proposals. 

In addition, officers and member need further clarity on the deliverability, timescales and viability 

for securing the key infrastructure being proposed in this application, the new HGV road before 

they can take the merits of this into account.  

 


