
Let us not allow this valuable land be lost to the village 
and the people of  Norfolk for ever

‘Norfolk
a world class environment’

Andrew Proctor - Leader of the Norfolk County Council



Welcome to this Newsletter produced and sponsored by the Swainsthorpe Parish 
Council in partnership with the Saving Swainsthorpe Campaign.
After many delays Ben Burgess Ltd has now submitted to South Norfolk District 
Council (SNDC) a raft of additional information (the addendum) in support of 
their bid to build  their industrial and headquarters complex on green fields next 
to the village. We understand that their plans are to be considered at a virtual 
meeting of the SNDC Development Management Committee meeting scheduled for 
Wednesday September 23rd. All these documents can be found on the SNDC 
website by following the links to planning and then use the reference 2018/2631 
& 2018/2632

We have read these documents and compared them with the original submission. 
Having done so our objections to the Ben Burgess plan is even stronger. Given 
the present circumstances the public will not be allowed into the meeting 
(other than via the SNDC YouTube channel) so it is even more important that as 
many as possible written objections are sent to the planning team. We provide 
contact details at the end of this Newsletter.
But first we provide a commentary on some of the documents and provide a 
fact-check on some of the more irrelevant or misleading claims made by the 
company.
References given in brackets refer to the document entitled Ben Burgess – 
Background and context to need for relocation (the July 2020 addendum)

The addendum reads as a 
desperate last-ditch attempt to 
strongarm South Norfolk District 
Councillors to nod through the 
Ben Burgess Ltd plan. 
What is clear from the newly arrived 
slew of paperwork is that the original 
motive behind the Ben Burgess Ltd 
proposals is cost. Their proposal for 
Swainsthorpe is the cheapest option 
for the company and clearly illustrates 
that Ben Burgess as a multi-million 
pound company prefers to convert 
arable green fields into an industrial unit 
rather than utilise existing designated 
employment sites (of which there is a 
surplus) for this type of development.

The thrust of their argument is that 
the sites they have investigated  must 
measure up fully to their self-selected 
criteria, and surprise, surprise, only the 
Swainsthorpe site meets their criteria 
fully.  To pile  pressure on planners they 
threaten that if South Norfolk District 
Council fails to accede to their require-
ments they will leave Norfolk (citing 
South Lincolnshire as being ‘very 
welcoming’) which immediately begs 
the question as to why their criteria for 
their new site was so geographically 
constrained in the first place.

They claim that time is running out for 
the company and by implication for 
South Norfolk, asserting that John 
Deere USA, driven by its strategic ration-
alisation of dealerships may award the 
dealership held by Ben Burgess Ltd to 
another dealer. Assuming that this is an 
accurate threat, why has Ben Burgess Ltd 
taken from 2014 to July 2020 to come 
forward with their final plan?

THE ADDENDUM
long on words short on facts

APPLICATION & SUMMARY

INTRODUCTION

Swainsthorpe’s fate decided at a virtual 
meeting of the SNDC’s planning committee which 

can be viewed on YouTube



Having decided to give the project ‘one 
last push’ Ben Burgess Ltd and their 
supporters are now trying to bulldozer 
it through at high speed to meet their 
own corporate objectives and to impress 
John Deere. 

Careful reading of their assessment of 
alternative sites is interesting. Ben 
Burgess Ltd have refused numerous 
other sites and been unwilling to con-
sider the slightest compromise on their 
self-selected criteria.  In truth, if they 
had been willing to compromise, they 
could be up and running by now on a 
well serviced employment site who 
would be delighted to welcome them, 
but Ben Burgess Ltd preferred to spend 
time and money in pursuing the green 
field option at Swainsthorpe because 
it’s cheap.

The company sets out at length and in a 
nostalgic style the history of the com-
pany’s establishment and growth, 
creating the need for moving the present 
Trowse site to a new larger location. 
Although being an interesting tale of local 
success at no point does it set out a 
clear rationale for Swainsthorpe being 
the only site for their complex. They 
assume that by rejecting all alternatives, 
often on minor and unproven grounds, 
then Swainsthorpe must be the best 
choice.

Competition between depots

Concern that farmers will be unable to 
find their way to any site outside of a 4 
mile radius of Trowse (page 31 para 6.35) and 
that such criteria would jeopardise 
economic stability, is frankly laughable.

APPLICATION & SUMMARY WHAT ABOUT THE THE LOCALS? 

Swainsthorpe is a village, it is a community. 
Swainsthorpe is not a nimby village, it 
has accommodated  many changes: to 
the east the A140 cuts off the eastern 
end of the village, the main Norwich to 
London rail line runs through the centre 
of the village, to the western end of the 
village march the massive electricity 
pylons. We accommodate these features 
for the greater good of the wider com-
munity – for the thousands of people 
using the A140 and the railway and the 
hundreds of thousands who benefit from 
the power passing through the power 
lines. The Ben Burgess proposals only 
benefit Ben Burgess, it is potentially a 
highly lucrative vanity project bought at 
the expense of the whole community. 

There is no mention in the latest Ben 
Burgess Ltd documentation as to the 
views of locals, regarding this industrial 
development on their doorstep, prob-
ably because they have not asked.  
They possibly thought everyone would 
be grateful to have such an important 
business blighting the landscape. (see 
centre spread - aerial shot of the Trowse site) 
All the promises of landscaping and 
montage of what it may look like in 15 
years holds no sway with residents who 
have already seen the blatant disregard 
of planning procedures and care of the 
natural environment, demonstrated 
first-hand, in the way Ben Burgess Ltd 
have gone about developing Malt House 
Farm. They did exactly what they wanted 
and then when caught out, applied and 
got retrospective planning permission.

The A140
They state that the proposed site has 

‘excellent road connectivity’ and 
that ‘the local road network is 
physically capable of accommodating 
the large agricultural vehicles and 
machinery that the business will 
sell and repair’ (page 33 para 6.44)

They have reverted to their original 
roundabout plan which was strongly 
criticised by Norfolk CC Highways Au-
thority. 
‘The proposed development would 
lead to the creation of a new access 
on a stretch of classified highway of 
strategic importance…the vehicular 

movements associated with the use 
of the access would lead to conflict 
and interference with the passage 
of through vehicles…contrary to 
South Norfolk development plan pol-
icy DM 3.11’

Their suggestion that Church Road 
and Stoke Lane should be denied the 
option of a right turn will cause even 
greater delay and hazards for all parties.

Movement of heavy plant everyday 
accessing and moving along the A140 
will further aggravate the difficulties 
posed for users of the A140.

These plans will create long queues of 
standing traffic further polluting the 
atmosphere. 



l The quality of life for residents of Swainsthorpe would be 
irretrievably harmed if this proposal goes ahead
l This development does not support any of the criteria for 
supporting the rural economy and diversification  in the
policy documents
l There are a range of more suitable sites for such a 
large-scale agricultural-based business many with dual 
carriageway access and land allocated for proposed
use as opposed to the application which 
uses farmed countryside
l The application lies in land designated as ‘countryside’
l The proposal is anything but sensitive to its surroundings, 
despite various claims made in the application regarding
its design, position, and landscaping. 
l The development will destroy rather than maintain many 
of the existing natural features e.g. the hedgerow currently 
dividing the site that will be removed.The two arable fields 
from all the surveys have probably been in arable use for well 
over 1000 years
l A major proposal like this which imposes large alien 
structures, hard landscaping and remodelling of the existing 
landscape would cause significant adverse impacts on the 
distinctive characteristics of the area and should be 
refused permission
l By removing the application site from being productive
agricultural land it would remove the economic benefits of 
this best and most versatile agricultural land 
l  By totally transforming the nature and appearance of the
land immediately to the north of Swainsthorpe village, will 
have  a clear impact on the setting of St Peters Church. 
l  CPRE Norfolk is deeply concerned about the impact on 
safety and traffic flow on the A140.  
l South Norfolk’s own policies decries the introduction of 
incompatible neighbourhood uses in terms of noise, odour, 
vibration, air, dusts, insects, artificial light pollution and 
other such nuisances

We can do no better than refer you to the excellent CPRE 
responses of 24 January 2019 which clearly sets out the 
devastating impact that these proposals will make on the 
economy, social, agricultural, heritage, traffic and overall 
environment and concludes that, “the proposed development 
would certainly not make a positive contribution to local 
character and distinctiveness, what is currently a tranquil 
rural landscape with dark night skies. 
The quality of life for residents of Swainsthorpe would be 
irretrievably harmed if this proposal goes ahead”

ENVIRONMENT



The Dream - 
Ben Burgess’s proposed neat 
and tidy headquarters slap 
bang in the middle of 22 acres 
of agricultural land hard by 
the vllage of Swainsthorpe

The Reality -
Ben Burgess’s headquarters
at Trowse shows all the 
detritus of an industrrial complex.
That’s why we need new premises 
we hear them say.
Well if space is a premium you 
keep your house in order and not 
dump it on your own doorstep as 
the Burgess factory has been
doing for years.



The Addendum to Assessment of 
Alternative sites makes for inter-
esting reading. What is particularly 
interesting is in relation to the Ben 
Burgess Ltd purchase of Malt House 
Farm in 2016. The document states:
 
‘The decision to purchase the farm 
at Swainsthorpe in 2016 was only 
made after a positive meeting with 

the chairman of South Norfolk John 
Fuller and senior planning officers 

where it was said that this 
(development) was achievable, but 

that Ben Burgess and Company 
must engage with planning 

professionals and Highways’. 

To anyone other than a planner this 
comment is at least an amber light and 
looks more like a green light. 
We are amazed that, given the ‘other 
village’ status of Swainsthorpe and the 
implications for traffic on the A140 
(see Liz Poole to Chris Watts 29th May 2019) 
any encouragement to Ben Burgess 
Ltd from the leader of South Norfolk 
District Council seems very ill-judged.

Another curious move by John Fuller 
is worth a mention here.  He surprised 
everyone when he led the recent 
withdrawal of South Norfolk District 
Council (Jan 2020) from the next phase 
of the Greater Norwich Local Plan 
(GNLP) to pursue a ‘village cluster’ 
model. The initial suggestion appears 
to be to link Swainsthorpe with Newton 
Flotman. Such a linkage (whatever its 
final form) creates the opportunity (for 

SNDC) to re-designate Swainsthorpe 
from ‘other village’ to something else 
and thus sidestep the current planning 
protection and enables unfettered res-
idential and industrial development in 
the future. 

BEEN HERE BEFORE?

Ben Burgess has form when it comes 
to muscling Parish and local coun-
cils. In the context for the need for 
relocation document (July2020)  at 
page 18 they cite the development of 
their Ellington site as ‘relating most 
closely to the national planning 
policy framework (NPPF, 2019). 
They suggest that like Swainsthorpe, 
this was a green field development on 
arable land . What they fail to mention 
is that the green field was next to an 
existing industrial estate of more than 
25 units and with direct access to a slip 
road onto the A14 – 

just like Swainsthorpe then?!! 

The Parish Council and locals had re-
sisted this development but the timid 
District Council Development Commit-
tee took the view that the ‘desirability 
of allowing this business to remain 
in, and serve the locality was con-
sidered to outweigh this concern’ 
– any mention of Lincolnshire’s open 
arms?!! 

POLITICAL INVOLVEMENT OF SOUTH  NORFOLK  DISTRICT COUNCIL

Also, paragraph Vii on page 19 states 
that:

‘no other brownfield location could 
achieve this scale of development for 
the part agriculture related business’.  

So that’s OK then!

WHAT ABOUT THE FUTURE?

Ben Burgess Ltd refers to (page 6 para 2.16)  
an area that ‘promotes growth, and 
welcomes business rates for decades 
to come’  which means 

Encourage 
more 

industrial  
development



Here are some key messages 
we all need to get across to the 
Development Management 
Committee  when they make their 
decisions in this application:

l The size and scale of the proposals 
are disproportionate to the proposed 
location within this rural village and 
risks the destruction of the village’s 
character and amenity. 

l Swainsthorpe is an ‘other village’ 
and such any development is strictly 
limited

l Ben Burgess Ltd bought Malthouse 
Farm in 2016 and paid agricultural 
land prices, they took the risk that one 
way or another they would get 
planning permission to use part of 
the farm for commercial and housing 
development.

l As part of their push to achieve 
employment status they devised a set 
of criteria for their new site, many of 
which are either non planning issues 
or purely relate to their business 
wishes

l Set against these subjective criteria 
its does not take a great leap of 
imagination to come up with their 
conclusion that only Swainsthorpe 
will do.

l Their planning submission ignores 
the justified concerns of the residents 
of Swainsthorpe and the opposition 
of Parish Council together with many 
other Parish Councils in South 
Norfolk. Instead takes a thuggish 
approach to these concerns and to the 
present planning law requirements. 
Typical of their approach is to threaten 
that if South Norfolk does not agree to 
their plans then they will be forced to 
re-locate out of Norfolk. This approach 
is straight out of their playbook they 
used successfully at Ellington in 2017.

l Swainsthorpe is not a ‘nimby’ 
village and residents agree that Ben 
Burgess Ltd has outgrown its Trowse 
headquarters site as it is currently 
configured. But one company’s 
problem is not overcome at the 
expense of a whole village and to 
countless travellers who will face 
traffic chaos on the A140. 

l The images and plans submitted 
project a country campus, they ignore 
the impact of 2 metre high fencing, 
large 24 hour illuminated signs, 
security lighting. They also ignore the 
pollution caused by traffic movements, 
parking, heavy equipment testing and 
the destruction of one of the few night 
skies available in the area.

l The GNLP report found this project 
unsuitable, they were right, they 
made the point that South Norfolk 
has excess capacity of designated 
employment sites – these should be 
investigated further by SNDC working 
with BB  rather than agreeing to these 
proposals.

Finding the application:

www.south-norfolk.gov.uk 

finding and commenting on a planning 
application
finding the planning application
simple search keywords

2018/2631 (Ben Burgess HQ etc)
2018/2632 (illuminated signs etc)

KEY MESSAGES

Your comments on this proposal are vital to the future of Swainsthorpe



LET COMMON SENSE PREVAIL 
OTHERWISE...

Support the Campaign

www. swainsthorpeplanning.com
E.mail swainsthorpeplanning@hotmail.com

Swainsthorpeplanning on

September 2018

“I am not familiar with the case.” 
despite having toured the 
factory along with other members 
of the planning committee, and that 
“the village would have its opportunity to 
oppose when and if a planning 
application was made.”

John Fuller, 
Leader of the South Norfolk Council


