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DEVELOPMENT SITE, Cringleford, Norwich   



CRINGLEFORD DEVELOPMENT SITE

LOCATION 
The site is situated on the southern edge of 
Norwich approximately 3 miles from the city 
centre and adjacent to the popular village of 
Cringleford.

LOCATION IN CONTEXT  
Norwich is the regional and administrative centre 
of Norfolk and is a vibrant and historic city 
offering an outstanding quality of life with the 
Norfolk Broads, stunning countryside, beautiful 
coastline and historic towns on the doorstep.  
Established as a top 10 UK retail destination 
(CACI Retail Rankings), Norwich has a student 
population of over 30,000 at the UEA, Norwich 
University of the Arts and Norwich City College, 
and is home to a number of major occupiers 
including Aviva, Colman’s/Unilever, Archant, 
Virgin Money and Briar Chemicals.

Norwich has an urban population of 213,000 
(2011 Census) and a retail catchment of 
approximately 1.1 million.

NORWICH RESEARCH PARK (NRP)
The land is close to the NRP which is home 
to a number of world class research facilities 
including four independent research centres, 
namely the John Innes Centre, The Institute 
of Food Research, the Earlham Institute and 
The Sainsbury Laboratory, together with the 
University of East Anglia (UEA), and the Norfolk & 
Norwich University Hospital. 

Norwich Research Park is set to expand with 
planning permission secured and development 
underway and for over 1 million sq. ft. of 
research and development, laboratory and 
complementary uses on 74 acres of the park.  
Over 11,000 people are currently based at the 
NRP.

DESCRIPTION
The total site area is 43.2 hectares (107 acres) 
or thereabouts, with approximately 16.09 
hectares (39.75 acres) north of A11 and 27.07 

hectares (66.89 acres) south of A11.

The developable area is indicated to be 28.87 
hectares (71.36 acres) or thereabouts

The northern portion has a suggested housing 
number between 262 and 324.  The southern 
portion between 247 and 376.  There is a cap 
on the total number of housing units of  
650 units.

TENURE AND POSSESSION
The property is freehold and vacant possession 
will be given upon completion.

PLANNING
The original planning application was for Outline 
with all matters reserved (save for access) for 
the creation of 650 residential dwellings (use 
class C3), up to 2500 square metres of use 
class A1, A2, A3, A4, A5 and D1 floor space, 
together with highways works, landscaping, 
public realm, car parking and other associated 
works.

The planning application was allowed by The 
Secretary of State at Appeal, the decision being 
dated 7th January 2016, subject to conditions.

The Section 106 was dated 6 July 2015 and 
contains obligations in relation to open space, 
recreational space, amenity areas, affordable 
housing (33%), sport and formal recreation 
provision, gateway zone landscape protection, 
safeguarding of a school site, travel plan 
contribution, green infrastructure contribution, 
and a travel plan bond.

LOTS
Lot 1 – Approximately 39.8 acres north of A11

Lot 2 – Approximately 66.9 acres south of A11,   
including the area for commercial uses.

Bidders are invited to offer both with and without 
the commercial area.  If an offer is to be made 
for a single lot, bids for Lot 1 should be for a 
maximum of 300 units and for Lot 2 should be 
for a maximum of 350 units.

HIGHWAYS CONDITION
The planning consent has conditions relating 
to improvements at the Thickthorn roundabout 
and to the A11 towards and at the Roundhouse 
Way Roundabout. (1) Thickthorn roundabout 
Developments at Cringleford, Hethersett and 
Wymondham have each been conditioned to 
make improvements to the A47 Thickthorn 
junction. It has been agreed with Highways 
England (HE), Norfolk County Council (NCC) 
and South Norfolk District Council (SNDC) 
that it would be sensible and feasible to 
agree a combined improvement cost for all 
the developments and that this improvement 
cost would be paid as a contribution to HE’s 
wider improvements for the A47 in their 
Road Improvement Strategy. The costs of this 
improvement are to be paid as a contribution 
according to each developer’s share of the cost 
of the works required by their respective planning 
permissions.  NCC and SNDC have indicated 
they will agree amendments to the planning 
conditions via a S73 application and changes 
to the Section 106 agreement to implement 
this.  It is agreed by the councils that these 
amendments should not affect or delay the 
delivery of housing. Taylor Wimpey, on behalf 
of the developers, are preparing details of the 
proposed improvements for HE’s and NCC’s 
approval. (2) Improvements to the A11 between  
Thickthorn roundabout and Roundhouse Way 
Conditions relating to improvements to the 
A11 between the Thickthorn roundabout and 
Roundhouse Way are common to the subject 
land and the adjacent land to the north to be 
developed by Barratt Homes.  Each site has 
permission to provide 650 dwellings but there 
is no agreement with Barratt Homes to share 
these costs.

- 50% of an estimated cost contribution to (1) 
Thickthorn junction costs of £1m should be 
allowed for and stated within any offer in relation 
to the Thickthorn works; (£500,000).

- 100% of an estimated cost of £500,000 for 
off-site works between Thickthorn junction and 
Roundhouse Way roundabout (2), to include 
signalling, (£500,000) should be allowed for 

and stated within any offer in relation to the 
Roundhouse Way works, which for the avoidance 
of doubt, excludes works to the southern 
entrance from the Roundhouse Way roundabout 
which is a cost to be borne by Lot 2. 

In the event of a bid for one Lot, the cost 
allowance should be by reference to 300/650ths 
in relation to Lot 1 and 350/650ths in respect of 
Lot 2 as above.

Where the final cost is different the balance will 
be settled accordingly.  



PLANNING CONDITIONS
There are 51 conditions in the planning 
permission several of which reflect 
implementation as a single development. The 
Local Authority has indicated agreement to the 
principle of dividing the conditions to enable 
development in two phases.  

It is envisaged that a S73 Application will be 
prepared in conjunction with any variations 
required to S106 and that any bid for a single lot 
may be conditional on S73 approval.  

A copy will be available in the information pack 
as soon as it is available but the S73 is expected 
to be lodged as soon as reasonably possible on 
receipt of feedback from South Norfolk Council. 

DESIGN CODE
The planning conditions require a Design Code
to be completed.  The sellers are keen to ensure
that a high standard of design is pursued, so
artists’ impressions or CGI images which indicate 
a bidder’s proposed or general quality and design 
may be required when submitting a bid.

EARLY ENTRY 
Early entry prior to completion may be available 
for agreed site appraisals on agreement of terms.

OVERAGE
The property is sold subject to overage for: -

A 25 year term at 35% of any uplift in value for 
increased market housing in excess of 440 in 
number (202 Lot 1 and 238 Lot 2).

A 25 year term at 35% of any uplift in value 
for increased value from planning permission 
relating to the commercial area.

A 25 year term for the reserved primary school 
site not being required for a primary school.

INFORMATION PACK
A secure website comprising the Planning 
Permission, the application, the technical 
information and other supporting information is 
set up.  Details are available from the vendors’ 
agents.

WAYLEAVES, EASEMENTS RIGHTS 
OF WAY
The site is sold subject to and with the help and 
benefit of all existing rights, including rights of 
way, whether public or private, light, support, 
drainage, water and electricity supplies and 
other rights, easements, quasi-easements and 
all wayleaves whether referred to or not in these 

particulars.  

FOUL DRAINAGE
An easement has been agreed with the 
neighbours to the south of Lot 2 to enable 
connection into the mains foul drainage system.  
Details are clarified in the information pack, 
but the vendors agents wish to stress that tidy 
and efficient working will need to be clearly 
demonstrated. 

UKPN CABLE
A high voltage cable runs north/south along 
the western edge of the site and passes to the 
west of the Pines roundabout mid-way along 
Roundhouse Way.  The cable was laid to a 
specification to enable a highways specification 
roundabout connection to the Pines roundabout.  
Details are included within the information pack.

PRIMARY SCHOOL
There is an obligation for provision of a 1 hectare 
primary school site.  The site is to be reserved, 
and the primary school site is to be provided by 
whichever of the Barratt Homes or this site is 
developed first.  

Details are included within the information pack 
(S106 Agreement) and this should be taken into 
account in any offer for Lot 1 with confirmation 
of the increased value if the Primary School site 
does not have to be provided.

PLAYING FIELDS
The provision of the playing fields is agreed with 
Cringleford Parish Council and South Norfolk 
Council on the land west of the housing land to 
the south of A11.  Lot 2 will have the obligation 
to deliver the playing field commitments. 

GATEWAY ZONE
A gateway zone is to be provided as detailed in 
the S106 at the entrance to the site south of 
the A11 roundabout.

VALUE ADDED TAX
The site has been opted to tax and therefore VAT 
will be payable by the Buyer in addition to the 
contract price.

PLANS, AREAS & SCHEDULES
These have been prepared as carefully as 
possible and are based on the Ordnance Survey 
scale plans.  

The plans are published for illustrative purposes 
only and although they are believed to be 
correct, their accuracy is not guaranteed.

METHOD OF SALE
The property is offered for unconditional sale 
by private treaty as a whole or in two lots.  
Payments are expected to be 5% on exchange 
of contracts, 45% on completion and 50% after 
12 months.  Any deferred terms are expected 
to be secured in a form approved by the sellers 
solicitors

DISPUTES
Should any dispute arise as to the boundaries 
or any point arising in these Particulars, 
schedule, plan or interpretation of any of them 
the question shall be referred to the arbitration 



IMPORTANT NOTICES Brown & Co for themselves and for the Vendors or Lessors of this Property give notice that: 1. These particulars are intended to give a fair and accurate general outline only for the guidance of intending 
Purchasers or Lessees and they do not constitute an offer or contract or any part of an offer or contract. 2. All descriptions, dimensions, references to condition and other items in these Particulars are given as a guide 
only and no responsibility is assumed by Brown & Co for the accuracy of individual items. Intending Purchasers or Lessees should not rely on them as statements or representations of fact and should satisfy themselves 
as to the correctness of each item by inspection or by making independent enquiries. In particular, dimensions of land, rooms or buildings should be checked. Metric/imperial conversions are approximate only. 3. Intending 
Purchasers or Lessees should make their own independent enquiries regarding use or past use of the property, necessary permissions for use and occupation, potential uses and any others matters affecting the property prior 
to purchase. 4. Brown & Co, and any person in its employ, does not have the authority, whether in these Particulars, during negotiations or otherwise, to make or give any representation or warranty relation to this property. 
No responsibility is taken by Brown & Co for any error, omission of mis-statement in these particulars. 5. No responsibility can be accepted for any costs or expenses incurred by intending Purchasers or Lessees in inspecting 
the property, making further enquiries or submitting offers for the Property. Any person inspecting the property does so entirely at their own risk.  6. All prices are quoted subject to contract and exclusive of VAT, except where 
otherwise stated. 7. In the case of agricultural property, intending purchasers should make their own independent enquiries with the RPA as to Single Payment Scheme eligibility of any land being sold or leased.  8. Brown 
& Co is the trading name of Brown & Co – Property and Business Consultants LLP. Registered Office: Granta Hall, Finkin Street, Grantham, Lincolnshire NG31 6QZ. Registered in England and Wales. Registration Number 
OC302092. 9. These Particulars were prepared in October 2016.
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of the Selling Agent, whose decision acting as expert 
shall be final.  The Buyer shall be deemed to have full 
knowledge of all boundaries and neither the Seller nor 
the Seller’s Agents will be responsible for defining the 
boundaries or the ownership thereof.

VIEWING
Viewing is permitted during daylight hours with a set of 
these sales particulars to hand, having contacted the 
Selling Agents. 

HEALTH & SAFETY
The property is part of a working farm and therefore viewers 
should be careful and vigilant whilst on the holding. Neither 
the Seller nor the Selling Agents are responsible for the 
safety of those viewing the property and accordingly those 
viewing the property do so at their own risk.

AGENTS
Messrs. Brown & Co LLP 
The Atrium, St George’s Street, Norwich, NR3 1AB 
+44 (0) 1603 629871 
Reference: Charles Birch and Nick Saffell 

SOLICITORS
Messrs. Birketts LLP 
Kingfisher House, 1 Gilders Way, Norwich, NR3 1UB  
DX: 5230 Norwich 
Switchboard: +44 (0)1603 232300  
Ref: Robert Gibbs.

This Plan is based upon the Ordnance Survey Map with the sanction of the 
Controller of H.M. Stationery Office. Crown Copyright reserved. (ES100005264).  
This Plan is published for the convenience of Purchasers only. Its accuracy is not 
guaranteed and it is expressly excluded from any contract.  NOT TO SCALE.


