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1. INTRODUCTION 
JEPCO, always at the forefront of innovation and sustainability have embarked upon an 
ambitious venture to develop and operate a highly efficient, ultimately Carbon Neutral, 
Agricultural infrastructure at their existing Lincolnshire base. 
JEPCO’s ultimate development of the site shall consist of sustainable year round growing 
supported by renewable energy sources which will serve to contribute towards ongoing 
decarbonisation of the UK grid and the national target of achieving zero carbon emission 
by 2050. 
 
The overall project is subdivided into three main elements which shall be delivered in the 
order listed to a line with Jepco’s business model. 

 Agritech development Norfolk House Farm as per planning registration no: PP-
10163701 

 Renewable energy generation. 
 Energy storage and distribution. 

 
The Agritech Project has already been submitted for planning and is being considered 
under planning reference no: PP-10163701. During the submission and consideration of 
this application, and the development of the pre-planning applications for the subsequent 
applications, it became apparent that a wider review of access to the site would be 
required. 
 
Although the operational traffic volumes generated by the completed development are 
not considered to be onerous, the routing of same through small villages such as Gedney 
Dyke will serve only to compound an already difficult situation traffic movement. 
 
Hence, in consultation with all stakeholders, Jepco and their partners have taken the 
decision to apply for permission to construct a new roadway which shall bypass all 
populated area and provide direct access from the site to the A17. 
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2. PROPOSED DEVELOPMENT  
Key to the accommodation of the development of Jepcos plans is the ability to transport 
both construction and production materials into a relatively remote site on the main road 
network. 

To maximise the efficiency of this operation, Jepco, with their local partners have devised 
a scheme to construct a new road North of Gedney Dyke and linking from the B1359 to 
the existing private Wurth road and re-joining Roman Bank at the Hovenden Golf Club 
and hence joining the A17 at the Lowgate junction where the volumes and types of 
vehicle can be better accommodated.  
The location of this proposed road is as indicated on figure 1 & 2 below. 

 
Figure 1 
 
Once completed this road shall provide clear access to all further phases of the 
development as well as the permanent operations of the site and the sustainable future 
development of the area. It is intended that the road shall be available for all associated 
commercial and agricultural users which shall significantly improve the local network by 
diverting this traffic type away from Gedney Dyke, thus restricting the village solely to 
private vehicles and traffic originating from the village itself.    
 
Given the nature of the Lowgate junction as a Tee junction onto the A17, vehicles turning 
North onto same and vehicles turning East from same currently experience some 
difficulty in crossing the carriageway and hence to avoid exacerbating this issue it is 
intended to impose a strict traffic regime on all vehicles entering and leaving the site to 
ensure a minimal impact on the operations of the A17 in accordance with section 8 of 
this transport statement.  
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Figure 2  
 
The proposed road shall be constructed of reinforced concrete similar to the existing 
and in accordance with M.O.T. requirements as outlined on the accompanying 
drawings and details.  
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3. DESCRIPTION OF PROPOSED HIGHWAY ACCESS  
It is intended to a new entrance onto the B139 as outlined in figure3 ensuring the 
required horizontal radii to accept two way traffic. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 Figure 3 Junction with B1359  
 
A Stop sign and associated line marking shall be applied to the exit lane from the road. 
Further, at the junction with the B1359 a sign restricting HGVs to left turn only shall be 
installed to eliminate HGVs from Gedney Dyke.    
 
The entrance has been designed to ensure a specific regime of vehicle movement to 
and from the roadway. Smaller vehicles and private cars shall be free to enter and 
leave in either an Easterly or Westerly direction.  
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It is intended that all HGVs travelling to and from the Argitech site shall approach and 
leave Westerly along the B1359 and turn onto the new roadway towards the Wurth road 
and exiting onto same as per figure 4 and thus accessing the National Road network.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 4 Proposed Road Junction  
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4. DESCRIPTION OF EXISTING HIGHWAY NETWORK  

As previously outlined the purpose of the new road development is to eliminate all HGV 
traffic emanating from the Agritech development at Norfolk House farm and any 
subsequent developments. To demonstrate the benefits of this new roadway it is 
worthwhile to understand the current traffic situation in the local area.  

The Norfolk house site is currently accessed by a local road system consisting 
exclusively of B standard roads which pass through small village areas on each 
approach. As previously outlined, the key aspect in the transportation to and from the 
site is access to the A17 which at present can be achieved through one of three routes, 
Gedney Drove End, Black Barn or Gedney Dyke as noted on Figure 5 below. 

 

Figure 5 Route Options to A17  
Of the three, the shortest and most convenient route is Westwards through Gedney 
Dyke and onwards to the Chapelgate roundabout on the A17 where Southbound  
traffic can pick up the A10 at Kings Lynn and from there pick up the M11 at 
Cambridge and Northbound traffic can pick up the A1151 and hence A16 at Spalding 
to gain access to the A1(M).   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 6 Traffic through Gedney Dyke and on towards Chapelgate and Lowgate 
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5. EXISTING  SITE TRAFFIC 
As part of the original Application for the Agritech Site, a traffic survey was undertaken 
on the 8th of December 2021 for 7 days with three recording locations.  

 Local to Jepco Site Access  
 Gedney Drove End  
 Gedney Dyke  

 
In addition, historic traffic data was obtained from Lincolnshire County Council for the 
years 2010 – 2019 recorded at the junction of the B1359 and Middle Drove as indicated 
at point 4. This data represented the daily average traffic volumes in both directions over 
the subject year.  
 

 
Figure 7 Traffic Survey Data.             
 
The results of the surveys are recorded in Appendices 1, 2, 3 and 4, and summarised 
below.  

1) Adjacent to Jepco Site  

   Day of Week       

Hour  Mon  Tue  Wed  Thu  Fri  Sat  Sun       

Starting  13‐Dec  14‐Dec  08‐Dec  09‐Dec  10‐Dec  11‐Dec  12‐Dec  W'Day  7 Day 

Total  665  601  539  588  627  500  394  604  559 
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2) Gedney Drove End  

   Day of Week       

Hour  Mon  Tue  Wed  Thu  Fri  Sat  Sun       

Starting  13‐Dec  14‐Dec  08‐Dec  09‐Dec  10‐Dec  11‐Dec  12‐Dec  W'Day  7 Day 

Total  928  871  839  865  965  750  573  894  827 
 

 
 

3) Gedney Dyke  

   Day of Week       

Hour  Mon  Tue  Wed  Thu  Fri  Sat  Sun       

Starting  13‐Dec  14‐Dec  08‐Dec  09‐Dec  10‐Dec  11‐Dec  12‐Dec  W'Day  7 Day 

Total  2717  2529  2321  2476  2644  1940  1507  2537  2305 
 

 
 

4) Historic Lincolnshire Information  

 

Class Summary C EB WB

C1 76% 74% 79%

C2 20% 23% 18%

C3 1% 1% 1%

C11 1% 0% 1%

C12 1% 2% 1%

Light

Medium

Heavy

Class Summary C EB WB

C1 80% 81% 78%

C2 18% 17% 18%

C5 1% 1% 0%

C11 1% 0% 2%

C12 1% 1% 1%

Light

Medium

Heavy

Class Summary C EB WB

Light C1 76% 76% 76%

C2 20% 20% 19%

Medium C3 1% 1% 2%

C5 1% 1% 0%

Heavy C6 0% 0% 0%

C11 1% 0% 1%

C12 1% 1% 1%

count 

point_id

year region_name local_authority road_name road_type pedal     

cycles

two 

wheeled 

motor 

vehicles

cars and 

taxis

buses and 

coaches

lgvs hgvs       

2 rigid axle

hgvs         

3 rigid axle

hgvs 4 or more 

rigid axle

hgvs             

3 /4 articulated 

axle

hgvs            

5  articulated    

axle

hgvs 6       

articulated 

axle

all_hgvs all_motor_

vehicles

951448 2010 East Midlands Lincolnshire B1359 Minor 10 3 708 8 157 45 2 2 97 15 8 169 1045

951448 2011 East Midlands Lincolnshire B1359 Minor 14 5 651 3 130 20 7 0 95 28 20 170 959

951448 2012 East Midlands Lincolnshire B1359 Minor 6 0 654 5 144 45 8 3 35 14 7 112 915

951448 2013 East Midlands Lincolnshire B1359 Minor 13 6 501 2 108 33 7 7 10 3 15 76 693

951448 2015 East Midlands Lincolnshire B1359 Minor 8 2 601 4 150 19 2 9 51 12 20 113 871

951448 2016 East Midlands Lincolnshire B1359 Minor 9 3 564 2 147 34 3 5 6 14 17 78 794

951448 2017 East Midlands Lincolnshire B1359 Minor 4 5 545 9 203 49 3 1 63 34 32 181 943

951448 2018 East Midlands Lincolnshire B1359 Minor 14 2 597 4 174 46 3 1 30 25 24 128 906

951448 2019 East Midlands Lincolnshire B1359 Minor 12 11 651 8 211 39 10 6 5 19 24 102 983
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6. RECORDED INJURY ACCIDENT STATISTICS  
There have been no recorded accidents on the road associated with the existing site 
accesses at Norfolk House Farm or at the proposed roadway location within the past three 
years. The recorded accident statistics indicate that the existing site access does not present 
a traffic hazard. 
 

7. VISIBILITY AT THE HIGHWAY EGRESS POSITION 
The B1359 is subject to the national speed limit of 60 mph in the vicinity of the site access 
which requires a visibility distance of 160m. A traffic survey undertaken at the proposed road 
junction location (Appendix 5) in March 2022 recorded an average West Bound speed of 
51.8mph with an 85 percentile speed of 62.1mph confirming the design speed for the junction.  
Please refer to drawing no 22006-20-DR-0015 and figure 8 below outlining the achievement 
of required sight distances.  

 
 

Figure 8 Site Visibility  

8. PREDICTED SITE TRAFFIC 
As previously outlined the purpose of the new road development is primarily to cater for the 
increased traffic generated by the new development and to provide clear access to the A17. The 
nature and circulation of this traffic is as per the previous application and outlined below for 
information.  

 

Figure 9 Site Traffic Movements   
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Figures 9 above and 10 below outline the various routes, volumes and times of the individual 
vehicle types which dissipates in type and volume the further North one moves along the access 
road.  

The main vehicle activity occurs in the Southern service yard which caters for the main operational 
functions of the plant. All deliveries required for the processes will occur through this area including 
the seeds and medium deliveries to the glass house annex, the delivery of imported product from 

alternative Jepco sites and the 
packaging, crates a pallet required in 
the process. In addition, the waste 
generated in the process shall also be 
collected centrally and dispatched from 
this yard area. Firstly, organic waste 
washed from the floors of the process 
building shall be drained to the waste 
area adjoining the Intake Dock where it 
shall be screened, scraped, and 
elevated to be deposited into farm 
trailers which shall then be transported 
around the Jepco holdings and spread 
over the fields as fertiliser. Packaging 
waste including cardboard and plastics 
shall be compacted within the individual 
packaging waste areas and placed into 
a compactor skip which shall be 
removed from site by a registered 
contractor weekly. In addition, the main 
Dispatch Vehicles shall operate from 
the loading docks on the Western end 
of the Pack house and shall collect and 
distribute the finished product to the 
National Road network via the internal 
road system.  

 

 

Figure 10 Site Traffic Movements   

The second exit off the main internal site road shall give access to the Main Office and 
Administration building Entrance and Car Park. All staff cars. Motorbikes and bicycles along with 
any pedestrian traffic shall use this route which is accessible for pedestrians either through the 
Norfolk House Farmyard or from the Main B1359 road via a new footpath alongside the widened 
roadway.  

Finally, service vehicles required to access the main plant rooms and associated areas along the 
Western Elevation of the building, shall continue Northwards along the existing repaved site road 
to the Northwestern Corner of the site where they shall turn through 180 degrees and proceed to 
the Service yard area. The existing site road will not be widened to preserve the tree line adjacent 
to same and this area of the network will be a one-way system with the existing trucks re-joining 
the network at the car park exit and heading southwards to the Main site exit.  

8.1 On Site Car Parking  
Although the development covers an extensive area, as can be seen from the foregoing 
information a substantial proportion is unstaffed or lightly staffed, as most of the growing and 
harvesting process is automated with human intervention at the critical points only. The table 
below outlines the proposed staffing of the facility. 
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Area No  Transient Shared With  Total No 
Glasshouse  5 Y Gemination/Seeding 5 

Germination & Seeding  5 Y Glasshouse - 

Harvesting  8 N - 6 

Low Care Production  8 N - 8 

High Care Production  8 N - 6 

Packing  6 N  - 6 

Dispatch Chill  2 Y Dispatch Loading dock  2 

Dispatch Loading Dock  2 Y Dispatch Chill  - 

Packaging Store  2 Y  Pallet Store, Waste Areas  2 

Pallet Store  2 Y Pack Store Waste Areas  - 

Waste Areas  2 Y Pallet Store Pack Store  - 

WIP Chill  2 Y Intake Loading Bay  2 

Intake Loading Area  2 Y WIP Chill  - 

Hygiene staff (all areas) 4 Y  4 

   Total  41  

Administration      

Office Staff  15 N  15  

Canteen Staff  2 N  2 

Management  5 N  5 

Hygiene Staff (office) 2 N  2 

Engineering Staff  5 N  5 

   Total  29 

Visitors (10%)  7 N Total  7 

   Required Facility Total  77  

   Provided Facility Total  85 

It should be noted that these parking numbers are worst case and in fact a number of 
employees share lifts to the site which would see a reduction of circa 25% of the Main Plant 
numbers. A shared lift scheme will be encouraged by Jepco in the operations of the site. The 
parking requirements are achieved in three distinct areas on the site on the Western boundary 
as per figure 11 below.  

 

Figure 11 Car Parking Arrangements   
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Car park No 1 is located on the Western face of the main entrance building and is accessible from 
the main access road. This car park contains a total of thirty-two spaces including two disabled 
spaces and is intended to cater for office staff, Management, Canteen and hygiene staff and 
Visitors. In addition, bicycle parking will be in this area adjacent to the Main entrance building. 
Engineering staff parking shall be located beside the main plant room along the Western Elevation 
remote from this area.  

General Staff parking will be located within the courtyard parking area between the two storey 
Administration block and the Glasshouse and contains a total of forty-seven spaces along with a 
single disabled space. Secure parking for sixteen staff bicycles shall also be located in this area. 

8.2 Impact of Development Traffic on Local Network  
The development does not represent a significant increase in type or daily volume or traffic 
onto the local Road networks as the proposed operations to be undertaken within the 
development are currently being undertaken on Norfolk House Farm, as outlined in the 
Planning Statement, the purpose of the development is increase yields through year-round 
growing. Annual traffic figures will therefore increase due to the increase in operations over 
the calendar 12 months, whereas peak values will not. 
The potential effects and residual effects of the proposed development upon all transport 
modes, have been assessed using the significance criteria in figure 15. These criteria have 
been based on professional judgement and outline the approach to categorising the 
significance of effects identified, If as a worst case scenario the total traffic figures as outlined 
in figure 12 were applied and added to the surveyed figures at survey point 3 Gedney Marsh  
and 4 Middle Drove, they would conservatively add 104 combined movements to the existing 
total of 2537 thus representing an increase of 4% in traffic volume which would dictate that 
the proposed development will have a neutral effect on Gedney Dyke. 

 
Figure 12 
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Whilst it has been demonstrated that the operations of the proposed facility will not have a 
detrimental effect on the village of Gedney Marsh, Jepco do recognise the concerns of the 
residents of Gedney Dyke regarding the current volume of traffic and have approached other 
farm businesses in the area in efforts to alleviate the traffic issues in Gedney Dyke and 
hence the development of this scheme as outlined in Section 2.  
 
Given that the implementation of the new road will alter the routes of traffic in the area, 
further traffic surveys were undertaken in March 2022, to better understand the potential 
impact of the proposed New Access Road on the wider network. 
 
This survey involved a further 7-day traffic count at five further points in the area as below: 

 
5. B1359 North of Middle Drove (Marsh Road) at the proposed junction of the B1359 

and the New Access Road 

6. The private road at HovendanGolf Club at the junction with Roman Bank. 

7. Roman Bank to the East of the HovendanGolf Club junction 

8. Lowgate junction at the A17 

9. On the A17 south of the Lowgate junction  

 
As per figure 13 below 
 

 
Figure 13 Traffic Survey Data             
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The results of the surveys are recorded in Appendices 5 to 9 inclusive and are 
summarised below. 
 

5) Marsh Road 

 
 

 
 

6) Private Road Nr Roman Bank 

 Day of Week       

Hour  Mon  Tue  Wed  Thu  Fri  Sat  Sun       

Starting  04‐Apr  29‐Mar  30‐Mar  31‐Mar  01‐Apr  02‐Apr  03‐Apr  W'Day  7 Day 

Total  775  749  749  724  759  398  262  751  631 
 

 

 
 

7) Roman Bank  
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8) Lowgate 

 
 

 
 

9) A17 – Near Lowgate 

   Day of Week       

Hour  Mon  Tue  Wed  Thu  Fri  Sat  Sun       

Starting  04‐Apr  29‐Mar  30‐Mar  31‐Mar  01‐Apr  02‐Apr  03‐Apr  W'Day  7 Day 

Total  21424  22708  23344  23314  25171  17336  15831  23192  21304 
 
 

  
 
Reference to section 5 and table 15, along with the survey results displayed above give  
a  clear indication of the current traffic volumes in the general area and clearly the Gedney 
Dyke volumes are the most significant, thus justifying the requirement for the new access 
road. 
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Of the newly surveyed points along the proposed vehicle access route, the average 104 
proposed combined movement represent the following percentage increases at each 
point. 
 
Location  Current  Increase  % Increase  Comment 

5. B1359  858  104  12%  Minor Adverse Effect 

6. Havendon  751  104  13.80%  Minor Adverse Effect 

7. Roman Bank  905  104  11.50%  Minor Adverse Effect 

8. Lowgate  1663  104  6%  Minor Adverse Effect 

9. A17  23192  104  0.45%  Neutral 

 
Given that point 7, Roman Bank, will not be on the selected route to and from the facility, the 
main route from site to the Lowgate junction through Point 5 B1359 Marsh Road and Point 6 
Havendon will experience an average 13% increase in traffic to the Lowgate  junction which 
when referenced against table 15 represents a Minor adverse effect. 
 
Given the nature of the Lowgate junction as a Tee junction onto the A17, vehicles turning North 
onto same and vehicles turning East from same currently experience some difficulty in crossing 
the carriageway and hence to avoid exacerbating this issue it is intended to impose a strict 
traffic regime on all vehicles entering and leaving the site to ensure a minimal impact on the 
operations of the A17. 

 
Figure 14 
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8.2.1 HGVs Arriving to Site  
All goods vehicles arriving to the Jepco Construction site shall use the A17 corridor and 
exit same at the Lowgate junction. Traffic arriving from the North shall:   

 Proceed Southwards through the Holbeach Roundabout at turn left at Lowgate. 
 Continue onto Roman Bank and turn left onto the unnamed private road at 

Hovendan Golf Club.  
 Follow private road and bear right until the road turns 90 degrees to the left.  
 Enter the new road running eastwards over Fleet Haven.  
 Turn left onto B1359.  
 Follow B1359 and turn left into Jepco Construction Site.  

Traffic arriving from the South on the A17 shall proceed Northwards past the Lowgate 
turn as far as the Holbeach Roundabout and then proceed South to turn left at Lowgate 
and thus following the same route as previous traffic.  

Figure 15 

8.2.2 HGVs Leaving Site  
All goods vehicles leaving the Jepco Construction site shall be directed to turn right only leaving 
the site and hence:  

 Follow B1359 and turn right onto Haul Road North of Middle Drove.   
 Follow New Road Westwards to Private road.  
 Enter Private Road and bear left as far as Roman Bank.  
 Turn right onto Roman Bank and proceed to Lowgate junction.   
 Turn left onto A17 and proceed to Chapelgate junction.  
 Southbound traffic to proceed straight on after roundabout.  
 Northbound traffic to use roundabout to proceed to Northbound A17.  
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Figure 16 

 

9. PUBLIC TRANSPORT ACCESS  
Given its rural location, the site is not currently on a regular public service bus or train route.  

It is however accessible through a 
combination of regular and on call services.  

The Stagecoach operated Route 505 is a 
regular route which runs between Spalding 
and Kings Lynn approx. every 30mins from 
0700hrs to 1930 hrs daily. 

At Chapelgate Gedney, Holbeach and Long 
Sutton, the 505 service links to the Call 
Connect area, which is an on demand bus 
service run by Lincolnshire County Council. 
The Call Connect buses serve hamlets, 
villages and market towns throughout 
Lincolnshire and neighbouring counties, and 
offer passengers the flexibility to connect to 
their local communities and other transport 
options. 

 

Figure 17 Local Bus Route 505 

This means its routes can different each day depending on the bookings made by passengers. 
Journey requests can be made by telephone or online. In addition to the network of on demand 
bookable bus services, Call Connect also provides a number of more traditional timetabled bus 
services. Designed to improve transport in rural communities and market towns and enhance 
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connectivity. Call Connect offers passengers the freedom to request a bus online or by phone at 
times to meet their needs.                                        

Anyone can use the Call Connect bus service for 
any reason and as frequently as required. The 
service is operated using fully accessible 
minibuses and most services operate between 
7am-7pm Monday to Friday and 7:30am-6:30pm 
Saturday. The Call Connect minibus will pick up 
and set down at designated locations in each 
village or town. Registration to the service is free 
but patrons must be registered to book a journey. 
Once registered, transport bookings and 
cancellations can be made using this online 
portal or by phone.  

Figure 18 Call Connect Area  

Although not as convenient as a walk on walk off service, Call connect does offer a viable option 
for staff members using public transport from Spalding and Kings Lynn or anywhere between to 
access the site.  

9.1 EMERGENCY ACCESS  
The proposed roadway will improve access for the Emergency services to the general area.  

10. CONCLUSIONS 
In Conclusion it may be stated that the newly designed roadway will serve to facilitate safe HGV 
access from the A17 corridor to the Agritech development at Norfolk House farm. In addition, it 
will serve the general community by removing all existing HGV and farm traffic from the Village of 
Gedney Dyke.  .  

It can be seen from drawing no 22006-20-dr-015 and figure 11 that the required sight distances 
are achievable for the road design speeds on the B1359 Road at the egress position. 
 
There have been no recorded accidents on the B1359 associated with the existing site access 
or the area at the proposed road junction within the past three years which indicates that the 
existing site access does not have a safety problem. 
 
A traffic count was carried out in December 2021 at three individual points surrounding the site 
which was supported by historical data from Lincolnshire County Council, further surveys were 
undertaken in March 2022 to establish the wider traffic impact. The critical road access points 
of B1359 Marsh Road and Hovenden will experience an increase in traffic flows of 13% as a 
result of the development, which being less than 20% represents a minor adverse effect on the 
network. Jepco recognise the criticality of the installation of this new road on the development 
and operations of the new Agri Tech development at Norfolk House farm and its capacity to 
minimise the impact of same on the local community and hence are fully prepared to complete 
the access roadway in its entirety prior to commencement of operations of the Norfolk house 
site.  
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