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1.0 INTRODUCTION 
 
1.1 Castlemore Ventures Ltd (in Administration) owns the former Oriental Express frozen food 

factory at Parker Drive (“The Site”), Fakenham. This is allocated for Class B employment 

purposes in the North Norfolk Site Specific Proposals Draft Plan (SSPDP). 

 

1.2 On 28 July 2009 Castlemore submitted representations stating that the SSPDP is unsound 

as it does not effectively secure a ready supply of housing land in Fakenham, and because 

it does not adequately consider potential sources of housing supply, particularly previous 

employment land no longer suitable or available for employment use.  

 
1.3 Oriental Foods went into administration in early 2006. Castlemore and its Administrator have 

unsuccessfully marketed The Site for employment uses on three occasions and consider 

that there is no realistic prospect of the site being re-used for Class B purposes. Rather, as 

an accessible brownfield urban site, in part adjoining existing housing, and well related to 

public transport, employment opportunities and to local services, Castlemore considers that 

it should be allocated for housing in the SSPDP.  
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2.0 LOCATIONAL MATTERS  
 

Fakenham 
 

2.1 Fakenham is a reasonably self contained town with a large town centre, a high number and 

range of jobs available1. It has an unusual settlement pattern, with the town centre at the 

south western edge and a belt of industrial uses, including The Fakenham Industrial Estate 

extending to the north east. Residential uses predominate north and east of the town centre.  

 
2.2 The River Wensum’s flood plain and wetlands limit any western or southern expansion of 

the town2. Accordingly, Fakenham’s development needs must be met within the urban area, 

or north/ east of the settlement boundary. Castlemore considers that development should be 

focused within the existing urban area.  

 
2.3 Fakenham Town Centre provides a good mix of retail and leisure uses, providing local 

services and jobs, 700m along Norwich Road from The Site.  

 
The Parker Drive Site 

 
2.4 Marketing details attached at Appendix 1 include location and site plans. Parker Drive is a 

residential street. The site has limited visibility from Norwich Road.  

 
2.5 The 1.67ha site has a regular shape, modest change in levels, high building cover and very 

limited vegetation. Waterman Environmental’s 2005 site investigation report found a low risk 

of soil and groundwater contamination, but likely asbestos and PCBs on parts of the site.  

 
2.6 The previous unrestricted B2 use was accommodated in extensive buildings (9,712sqm). 

The layout reflects the age and bespoke requirements of the former use and is poorly suited 

to modern business needs either as a whole or following sub-division. Since production 

ceased, the buildings have not been maintained and are now boarded up. The site detracts 

from the appearance of the area as the photographs at Appendix 2 show. 

 
2.7 The letter at Appendix 3 explains that the buildings are in poor condition with extensive 

damage from water penetration and vandalism.  

 

2.8 The coldstore was left switched on3 for over two years to allow for the reuse of it. However, 

as the form and condition of it was unattractive to potential users, it was switched off in 

                                                      
1 Core Strategy (G10)  paragraph 2.9.7; Kings Lynn and Norwich are 22-25 miles away and c.60% of the resident working 
population work in Fakenham 
2 Core Strategy (G10)  paragraph 2.9.10 
3 At a cost of £50,000 p.a 
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2008. Reuse of it is now prohibitively expensive in light of structural and other damage, and 

environmental regulations would require replacement cooling plant4.  

 

2.9 The Administrator does not pay empty building rates for the site5 and is therefore better able 

to hold the vacant property than any purchaser. The cost of demolition, which would negate 

the requirement to such rates, is estimated to be £400,000.  

 
2.10 The site is therefore urban, derelict, brownfield and incapable of reuse. Whilst, the location, 

size, shape, topography make it suitable for redevelopment to provide beneficial uses, high 

development costs will require high value end use to be viable. 

 
Marketing  

 
2.11 Marketing details are contained in Appendix 4. The first two marketing exercises were 

undertaken during strong economic growth; the latter is an up to date exercise.  

 
• The initial marketing (2006-March 2007) for leasehold occupiers showed interest 

limited to relatively small amounts of space6 and from several speculators.  

 

• Marketing from June/ July to September 2007 for freehold interest revealed no 

interest from Class B owner occupiers. Rather interest was from residential 

developers and speculators. The only two unconditional offers were withdrawn in 

early 2008.  

 
• A further marketing exercise commenced in November 2009 offering the site for 

sale or to rent at reasonable rates.  Speculative interest was received from three 

parties looking to purchase the site significantly below the quoting price. 

 
2.12 Clearly, there is no serious market interest in the site for Class B purposes.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                      
4 At a cost of c.£1,000,000 
5 c.£180,000 p.a. 
6 200-400sqm 



 
 
  

Page 4

 

Site Context 
 

2.13 Modern housing adjoins the site at Poppyfields to the south and Melvyn King Close to the 

west7.  

 

2.14 Parker Drive provides the normal services residential services such as street lighting, 

drainage and bin collection. The other commercial uses north- west are not accessed from 

Parker Drive. Earlier this year, an Inspector found that the greenfield site to the east site 

doesn’t need to be accessed from Parker Drive.  

 
2.15 The Parker Drive site is centrally located within Fakenham, and well related to employment, 

services and public transport (see Appendix 5).  

 

3.0 POLICY BACKGROUND 
 

 
3.1 PPS1 (Ref B9) confirms that sustainable development is the core principle underpinning 

planning. Sustainable patterns of development make suitable land available for development 

in line with economic, social and environmental objectives, contribute to economic 

development, protect and enhance the environment, ensuring high quality development, the 

efficient use of resources and support existing communities.8 

 

3.2 The general approach to delivering sustainable development in plan preparation9 is to 

provide positive framework for business, promote urban regeneration, meeting the expected 

needs of housing and industrial development, providing improved access for all to jobs, 

services and public transport, and promoting an efficient use of land through the high quality 

development of suitably located previously developed land.  

 

3.3 PPS3 (Ref B12) re-affirms the approach of developing housing in suitable locations which 

offer good access to jobs, key services and infrastructure. The redevelopment of previously 

developed land is a priority10.  

 

3.4 Making effective use of land includes at least 60% of development being on previously 

developed land and considering whether industrial allocations could more appropriately be 

re-allocated for housing.11 

 

3.5 Sites allocated for housing should be available, suitable and deliverable.12 

 
                                                      
7 Permitted 24 February 2003 and 1 April 2004 respectively.  
8 Paragraphs 3 & 5. 
9 Paragraph 27.  
10 Paragraph 36 
11 Paragraphs 40 & 44 
12 Paragraph 54.  
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3.6 Policy EC2.1 of PPS4 (Ref B14) recognises that where necessary land may be safeguarded 

from other uses. However, “if there is no reasonable prospect of a site being used for the 

allocated employment use, the allocation should not be retained and alternative uses should 

be considered”.  

 
3.7 The overarching vision for North Norfolk in the The Core Strategy (Ref G10) specifics that 

the most commercial and residential development will take place in the four “Principal 

Settlements” including Fakenham13.  

 

3.8 Fakenham is required to provide14  

 
• Up to 1,300-1,400 new houses. (At least 60% of new dwellings should be on 

brownfield land);15 

• 59ha of employment land. (52ha already exists).  

• Most development is proposed at a greenfield urban expansion.  

 
3.9 The Annual Monitoring Report 2008-0916 confirms that the Council is meeting its Core 

Strategy local indicators targets for brownfield development and gypsy sites, it is failing the 

following targets: 

 

• The provision of 420 dwellings p.a.,  

• Ensuring that 70% of houses are in Principal or Secondary centres; and  

• Density and affordable housing targets.  

 
3.10 The Council therefore requires greenfield development in Fakenham to meet the town’s 

share of the required 5 year supply of residential development.  

                                                      
13 Policy SS1 
14 Policy SS8 
15 Policy SS3 
16 Ref G1, Core Aim 1 



 
 
  

Page 6

 

 
 

4.0 SITE SPECIFIC PROPOSALS DRAFT PLAN 
 

4.1 The SSPDP (Ref A1.1) retains The Site for employment purposes and proposes three 

allocations for residential/ mixed use development allocations in Fakenham17: -  

 
• F01 – Policy SS8’s urban expansion area18; and 

• F05/F13 - land between Holt Road and Greenway Lane  

 
Sustainability Assessment (SA – A1.5/6)  

 

4.2 A three stage process was undertaken to assess the 17 sites proposed for housing in 

Fakenham. sites with absolute constraints were removed at Stage 1, sites were scored 

against assessment criteria at Stage 2and analysed the wider policy context at Stage 319.   

 
4.3 One site (F08) failed Stage 1 (Table 6.1).  

 
 

4.4 The Stage 2 criteria, set out at Table 4.1, comprise 18 environmental, social and economic 

considerations. The Parker Drive Site scored 6. Castlemore considers that the Council 

miscalculated and the site should have scored 7 (see Appendix 6). Site F01 also scored 6; 

F05 scored 9 and F13 scored 7.  

 
Environmental Considerations 

 
4.5 Parker Drive is recognised as a brownfireld site in the settlement boundary and flood zone 

1. Development would have a low biodiversity impact. There is no groundwater zone 

designation. As with sites F01/05/13 its is classified as being over water abstraction with 

average drainage and part or highly visible in landscape impact terms. The Site scored 5.  

 
Social Considerations 

 
4.6 Parker Drive scored 2 being outside a hazard zone, neutral in highways terms, within 400-

500m of bus routes/local shops and with the potential to provide improved footpath 

connections. However, it was said to be in excess of 500m from primary and secondary 

schools.  Sites F05/F13 scored 3 as they have a footpath to key facilities. F01 scored 5 

being within 500m of primary and secondary schools and a preferred highway option.  

 
 
 
 
 
                                                      
17 Map 5.1 
18 Now refered to as Land North of Rudman Stile Lane 
19 SA paragraphs 1.2-1.3, & 2.8. 



 

 
Economic Considerations 

 
4.7 Parker Drive is not Grade 1 agricultural land nor within 30m of a sewer. However, it is within 

an employment designation, without an alternative preferred use and is recognised to have 

significant viability constraints.  

 
4.8 Sites F01 and F05 - F13 scored 0 and 1 as they are not allocated for employment use and 

have minor viability constraints.   

 
4.9 Overall Parker Drive’s score of 6-7 is sufficient to justify a housing application.  

 
Stage 3 

 
4.10 The Council concluded that it is preferable to retain Parker Drive for employment purposes 

and that it is poorly related to other residential areas. This ignores the marketing/ viability of 

Parker Drive and the new residential development adjoining it.  

 

4.11 The Schedule of Key Changes (A1.3) and Minor Modifications (A1.4) confirm that no change 

is proposed to the SSPDP in relation to the Castlemore representation SSPDP 513. 
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5.0 OTHER INFORMATION  
 

5.1 Employment Land in North Norfolk 2006 (F16) identifies 8.17ha of employment land 

available20 in Fakenham excluding both The Parker Drive Site and land north of Rudham 

Style Lane. The Fakenham Industrial Estate was rated “high” for its strategic importance, 

sustainable qualities and market attractiveness21. (The 2007 update (F15) includes The 

Parker).  

 
5.2 Assessment criteria (Table 7.1) include market attractiveness factors such as recent 

development activity, planning applications, marketing, nature of the owner, ownership 

constraints (e.g. multiple ownership), viability, public funding to overcome site constraints, 

viable alternative uses and approach to the council regarding alternative uses.  

 

Housing Supply 

 

5.3 The Statement of Five Year Supply of Housing Land: April 2009 (F5) notes that the housing 

land supply is 4.2 years and requires approval of the SSPDP to reach 5.6 years22.  

 
5.4 The Land Availability Statement 2009 (F8) shows that between 1997-2009 an average of 41 

dwellings p.a. were completed. There are 47 dwellings under construction and 106 with full 

or outline permission. This indicates a 2-3 year supply of permitted schemes.  

 
5.5 The Council’s strategy to deliver housing in Fakenham is highly dependent upon delivery of 

a single green field site – land north of Rudman Stile Lane.  

 
5.6 Housing Sites   

 
5.7 Parker Drive is acknowledged to be available for development (Q7b) in the Council’s SHLAA 

(F4) of June 2009, with an estimated capacity for 41 dwellings,23 but retained for 

employment purposes. 

                                                      
20 Table 5.1 
21 Table 7.3 
22 As noted in Section 3, the Council is failing to meet its annual target of 420 dwellings p.a (G1). 
23 Based upon 30 dph 



 

 
 
6.0 ASSESSMENT 
 

Are the individual housing allocations deliverable in the terms of PPS 3? 

 
6.1 Castlemore’s considers that The Site land is a highly sustainable brownfield site no longer 

viable for employment use. PPS3 prioritises housing on brownfield sites.  

 
6.2 The Council’s strategy for Fakenham is highly dependent upon a less preferable than 

greenfield site coming forward to meet housing needs, which conflicts with PPS3. 

 
 

Will the remaining allocations be developed within 15 years? 

 
6.3 Castlemore’s concern focuses on the suitability of Parker Drive.  

 
Are the other allocations appropriate and deliverable in terms of PPS 4?   

 
6.4 Policy EC2.1 of PPS4 states that “if there is no reasonable prospect of a site being used for 

the allocated employment use, the allocation should not be retained and alternative uses 

should be considered”. 

 

6.5 The Parker Drive site is suitable for redevelopment in principle. However, development 

costs will be high requiring a high value end use to be viable. 

 

6.6 The Site has been vacant for four years, incapable of reuse and is therefore derelict 

brownfield urban land.   Notwithstanding marketing of it, there has been no viable interest in 

it for Class B purposes.  

 
6.7 Industrial land values in Fakenham are c.£200,000ha which equates to c£335,000 for a 

1.67ha site. Any purchaser of The Parker Drive Site would need to spend £180,000 on 

rates, £17,000/year on security, remove the asbestos and deal with the PCB’s, and then 

demolish the buildings at a cost of c.£400,000. This is clearly not viable in the context of 

local land values and the availability of alternative cheaper green field sites.  We therefore 

consider that there is no reasonable prospect of The Parker Drive Site being used for the 

allocated employment use. In accordance with PPS4, alternative uses should be considered 

for it. 

 
 
 
 
 

 
 
  

Page 9



 
 
  

Page 10

 

6.8 Whilst the Council considers that The Site has a “high” attractiveness to the market in 

employment terms24, this is contradicted by its recognition that there are “significant 

constraints” for viable residential development25 and consideration of the site in terms of the 

market attractiveness criteria summarised below.26 

 
• Despite 4 years of vacancy, there has been no recent development activity or 

planning applications on the site; 

• 3 marketing campaigns have shown no interest in the site for Class B purposes; 

• The site is in single ownership. Castlemore was both an investor in property and a 

commercial developer nature of the owner,  

• The high cost of redeveloping The Parker Drive Site is unviable given low rental 

income for industrial uses and the availability of alternative cheaper green field 

sites.  

• There is no public funding to overcome site constraints, but residential is a viable 

alternative use.  

• When Oriental Foods announced its intention to vacate the site, approaches were 

made to the Council regarding alternative uses. 

 
6.9 There is no reasonable prospect of The Parker Drive Site being developed for employment 

purposes in the next 15 years. This makes the plan unsound. 

 
Are the allocations “sustainable”? 

 
6.10 The three residential allocations (F01, F05 & F13) in Fakenham score 6, 9 and 7 

respectively. The Council’s assessment of the Parker Drive also scores 6. We consider hat 

the Council has miscalculated and that is should be 7. Furthermore: - 

 
• The site contamination would not preclude housing development of it, but would 

bring environmental benefits..  

 

• The site is not considered to be partially visible viable from the wider landscape.  

 
• The site is within 500m of Fakenham Infant & Nursery School (NR21 8HN), close 

to the Junior School and therefore well related to primary schooling facilities.  

 
• As there is no reasonable prospect of the Parker Drive site being developed for 

employment purposes, the employment land designation should not apply.  

 
• Residential land values at c£850,000/ha in Fakenham are sufficient to facilitate the 

holding, remediation and demolition costs.  

                                                      
24 Employment Land in North Norfolk 2007 (F15) Table 7.3 
25 Site assessment F09 (p62), SSPDP Sustainability Assessment.  
26 Set out in Employment Land in North Norfolk 2007 (F15) Table 7.2 
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6.11 The Parker Drive Site is therefore highly sustainable for residential development in relation 

to allocated sites.  

 

Overriding infrastructure constraints  

 
6.12 The objection does not address this matter, but Parker Drive is considered viable for 

residential development. 

 
Environmental/ residential amenity issues  

 
6.13 The objection does not address this matter, but Parker Drive is considered to be capable of 

redevelopment for housing in an acceptable form in terms of environmental and amenity 

considerations.  

 
Are there preferable alternative available and deliverable sites  

 
 

6.14 PPS3 states that “The priority for development should be previously developed land, in 

particular vacant and derelict sites and buildings”27 The application site is a derelict 

brownfield site and therefore a priority for housing development. Core Strategy Policy SS3 

also prioritises housing development on brownfield sites. The Council has a good record of 

facilitating brownfield development 88% in 2008-09 but the Fakenham Strategy focuses on 

Greenfield land.  

 

6.15 The Parker Drive Site is not viable for employment use, but is suitable, available and 

deliverable for housing. It is therefore a preferable location and the plan is unsound for not 

recognising this.  

 
Is any “unsoundness” overcome by the Key Changes and Minor Modifications?  

 

6.16 There are no relevant changes or modifications proposed that address Castlemore’s 

objection.  

 

                                                      
27 Ref B12, Para36 



 

 
 
7.0 CONCLUSIONS  
 

7.1 The Parker Drive Site has not been used since Oriental Foods went into administration in 

2006. It is incapable of reuse for employment purposes and redevelopment from Class B 

uses is not viable. Three marketing campaigns have shown no interest in re-use of it for 

employment purposes. The Council has recognised the viability problems of it, but failed to 

recognise this in its assessment of the market attractiveness of the site. In accordance with 

PPS4, there is no reasonable prospect of it being used for the allocated employment 

purpose and alternative uses should be considered.  

 
7.2 However, the site is a highly sustainable location being previously developed land at an 

accessible urban location, well related to employment, services and public transport. In 

accordance with PPS3, redevelopment of such sites for housing is a priority.  

 
7.3 The Council’s assessment of the site scored 6 for housing purposes, which is sufficient to 

justify a residential allocation. We consider that it miscalculated and that the score should be 

7. Furthermore, we also consider that residential development would address contamination 

issues, that the site is not visible from the wider landscape, is within 500m of a school, and 

therefore is a good site in relation to the Council’s criteria.  

 
7.4 The Council’s is not meeting its 5 year requirement and its site allocations for Fakenham are 

highly dependent upon the allocation and timely development of a single greenfield site.  

 
7.5 Accordingly, we consider that the Plan is unsound and that the Parker Drive site should be 

allocated for housing purposes.  
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Former frozen food factory comprising a variety of buildings

For sale/To Let

Former Oriental Express Frozen Foods Factory, Parker Drive, Fakenham,
Norfolk NR21 8RP

Approximately 9,712 sq m (104,544 sq ft) on 1.67 ha (4.12 acres)

• Strategically positioned to the east of the town centre

• A short distance to the A1067

• A variety of industrial, storage and office space

• Substantial site

01603 763939 | bidwells.co.uk

Norwich Office: 16 Upper King Street | Norwich | NR3 1HA



Location
The market town of Fakenham is situated
approximately 25 miles north-west of Norwich
and 22 miles east of King’s Lynn. Access to both
these centres is provided via the A148 and
A1067 respectively. The B1105 provides access
to Wells-next-the-sea and the north Norfolk
coast.

The property is located at the northern end of
Parker Drive, which runs immediately northwards
from the Norwich Road, just to the east of the
Town centre. The A1067 is also within a short
drive.

There is an Aldiss distribution depot close by, as
well as new housing immediately to the south
and along part of the western boundary.

Description
The property comprises a number of inter-linked
buildings of varying ages, which include a former
cold store, production unit, warehousing and
offices.

The buildings are mainly of steel frame
construction, with aluminium cladding and
brickwork to the elevations. The production
building has ancillary space at first and second
floor levels and eaves heights in the main area
ranging from 3.05 to 5.49 m. The cold store is
no longer in working order.

The external areas of the property are a mixture
of concrete & tarmac surface yards and gravelled
surfacing for staff and visitor car parking. There
is parking for approximately 80 cars.

Accommodation
It should be noted that the property was last
occupied during the early part of 2006 and has
not been maintained or repaired since this time.

The existing buildings total 9,712 sq m (104,544
sq ft), including the former production unit of
3,405 sq m (36,653 sq ft) and a decommissioned
cold store of 3,771 sq m (40,597 sq ft).

A full breakdown of all areas is available upon
application.

The site area extends to approximately 1.67
hectares (4.12 acres).

Main Entrance

Storage Building



Planning
The property falls within Classes B1(b), B1(c)
and B8 of the Use Classes Order 1987 (as
amended).

Terms
The property is available on a freehold basis with
vacant possession or to let.

Price and rent upon application.

Legal Costs
Each party to be responsible for their own legal
costs incurred in the transaction.

Further Information
By appointment only through the sole agents,
Bidwells.

William Jones
Tel: 01603 229321
Email: william.jones@bidwells.co.uk

Richard Pyatt
Tel: 01603 229323
Email: richard.pyatt@bidwells.co.uk

NB
Please note the photographs of the building were
taken in 2007. Since this time they have been
boarded up.

Production Unit

Former Cold Store



Important Notice
These particulars do not form part of any offer or contract and should not be
relied upon as statements or representatives of fact. Bidwells LLP has no
authority to make or give in writing or verbally any representation or warranties
in relation to the property. Any areas of measurements or distances are
approximate. The text, photographs and plans are for guidance only and are not
necessarily comprehensive. No assumptions should be made that the property
has all necessary planning, building regulation or other consents. Bidwells LLP
have not carried out a survey, nor tested the services, appliances or facilities.
Purchasers must satisfy themselves by inspection or otherwise. In the interest of
Health & Safety, please ensure that you take due care when inspecting the
property.

Bidwells LLP is a limited liability partnership registered in England & Wales
(registered number OC344553). Registered head office is Bidwell House,
Trumpington Road, Cambridge, CB2 9LD, where a list of members is available
for inspection.
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