
Breckland Council, Elizabeth House, Walpole Loke, Dereham, Norfolk NR19 1EE
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AGENDA SUPPLEMENT

Dear Sir/Madam

PLANNING COMMITTEE - TUESDAY 28 MAY 2019

I refer to the agenda for the above-mentioned meeting and enclose further information in respect 
of the following applications: 

Item No Report Title Page Nos

8.  Deferred Applications

(a) Beeston: Syers Lane: Reference: 3PL/2018/1338/O  317 

This application was deferred at the Planning Committee on 8th April 
2019, pending statutory consultee comments from the Local Highway 
Authority and the Tree and Countryside Consultant, following 
additional information submitted by the applicant (a Tree Survey and 
amended Plan).

(b) Hockham: Plot south of 8 Little Hockham Lane: Reference: 
3PL/2018/1392/D

 318 

This application was deferred from the February Planning Committee 
as a shadow analysis was received for consideration by the 
neighbouring occupiers. A deferral was deemed necessary in order to 
properly assess this and allow the applicant a chance to view and 
provide a rebuttal if necessary.

9.  Schedule of Planning Applications

(a) Ashill: Dunnetts Close: Reference: 3PL/2018/1089/O  319 - 321 

(b) Beetley: Flint Cottage, Fakenham Road, East Bilney: Reference: 
3PL/2018/1143/D

 322 

Rory Ringer – Democratic Services Manager
General Enquiries: Telephone No. 01362 656870

DX743950 Dereham 2

To The Chairman and Members of the  Planning 
Committee

All other Members of the Council – for information

Contact: Julie Britton 

Direct Dial: 01362 656343

E-mail: julie.britton@breckland.gov.uk

Date 23 May 2019
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(d) Besthorpe: White House Farm, White House Lane: Reference: 
3PL/2018/1105/F

 323 

(h) Dereham: Land to the rear of 35-61 Westfield Road: Reference: 
3OB/2019/0010/OB

 324 

(i) Fransham: Land Off Station Road: Reference: 3PL/2019/0371/D  325 

(k) Garvestone: Thorncroft, Clematis Nursery, The Lings: 
Reference: 3PL/2019/0019/O

 326 

(m) Little Dunham: Land adjacent Westcliffe House, Barrows Hole 
Lane: Reference: 3PL/2019/0114/F

 327 

(o) Roudham Larling: Land Opposite Barkers Farm Watton Road, 
Larling: Reference: 3PL/2018/1260/F

 328 - 329 

(t) Swaffham: Site Adjacent to Tower View Princes Street: 
Reference: 3PL/2018/1437/O

 330 

(u) Swaffham: Land to the West of Brandon Road: Reference: 
3PL/2017/1487/O

 331 - 332 

(x) Whinburgh&Westfield: Chapel Farm, Dereham Road: Reference: 
3PL/2019/0015/O

 333 - 334 

Yours faithfully

Julie Britton

Democratic Services Officer



Item. 8(a) pages 24 - 32 

Location:  Syers Lane, Beeston 

Proposal: Proposed 2 no dwellings and garages 

REFERENCE: 3PL/2018/1338/O 

Applicant: Miss T Townsend 

Author: Naomi Minto  

PLANNING HISTORY 

Omitted from the officer report is the planning history relating to the site opposite the application 
site, where on 8/04/2019 Planning Committee resolved to refuse planning permission on the basis of 
the loss of a hedgerow, application reference 3PL/2019/0065/VAR – Land at Syers Lane, Beeston. 
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Item. 8(b): pages 33-40    

Location: Plot south of 8 Little Hockham Lane, Hockham 

Proposal: Erection of house & garage following outline permission 3PL/2016/0862/O 

REFERENCE: 3PL/2018/1392/D 

Applicant: Mr B Tredgett 

Author: Lisa O’Donovan 

REPRESENTATIONS 

A further representation has been received from the Solicitor of the adjoining property owner in 
respect of: 

- Visibility splays crossing land outside of the applicant’s ownership; and 
- Overshadowing 

 
These issues have been raised before however it should be noted that following receipt of a highway 
boundary plan and Highways advice, the Local Planning Authority is satisfied that the 
applicant/highways owns the land required in order to provide the visibility proposed. 
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Item. 9(a) pages 41 - 49 

Location:  Dunnetts Close, Ashill 

Proposal:  Outline application for 8 no. dwellings on land north of Dunnetts Close. All matters are 
reserved except for access. 

REFERENCE: 3PL/2018/1089/O 

Applicant: Mr Chris Howell 

Author: Mark Simmonds 

CONSULTATION RESPONSES 

Amended Plans including piping of ditch for Highways 

Re-consultations were carried out on the latest amended plans listed below and these were sent out 
on the 9th May 2019 with a 14 day period running to the 23rd May 2019.  

Hydraulic Analyses Report part 1  
Hydraulic Analyses Report part 2  
Hydraulic Analyses Report part 3   
Hydraulic Analyses Report part 4  
Stage 1 Road Safety Audit  
Proposed access C100  
P3 Proposed access  
 

The NCC Highways Officer has given the following response: 

The indicative improvement details shown on Drawing C100 P3 are acceptable in principle. However 
the works will require the approval of the LLFA regarding the ditch piping and also Cadent regarding 
the effect of the surfacing on the Gas Main. I have flagged up to the applicant’s highway consultant 
that the protection of the Gas Main may come at considerable cost and he has advised me that he 
has been in discussion with Cadent in this respect. We still do not have the written approval of the 
LLFA concerning the ditch piping and I will leave it to you to decide whether permission can be 
granted without this since there is no guarantee approval will be forthcoming. The internal access 
road will not be considered for adoption and consequently does not need to have separate footway 
provision. If you are minded to grant approval full details of the internal access road, parking, a size 3 
communal turning head and a Construction Traffic Management Plan will need to form part of any 
reserved matters submission with the following conditions and informative notes being imposed at 
this stage. 
 
SHC 32A 
Notwithstanding the details indicated on the submitted drawings no works above slab level shall 
commence on site unless otherwise agreed in writing until detailed drawings for the off-site 
highway improvement works as indicated on Drawing No. C100 P3 have been submitted to and 
approved in writing by the Local Planning Authority. 

319

Agenda Item 9a



Reason: To ensure that the highway improvement works are designed to an appropriate standard 
in the interest of highway safety and to protect the environment of the local highway corridor. 
 
SHC 32B 
Prior to the first occupation of the development hereby permitted the off-site highway improvement 
works referred to in Part A of this condition shall be completed to the written satisfaction of the 
Local Planning Authority. 
Reason: To ensure that the highway network is adequate to cater for the development proposed. 
 
SHC 05 
Prior to the first occupation of the development hereby permitted the vehicular access crossing 
over the verge and ditch shall be constructed in accordance with a detailed scheme to be agreed 
in writing with the Local Planning Authority in accordance with the highways specification TRAD 
1 and thereafter retained at the position shown on the approved plan. Arrangements shall be 
made for surface water drainage to be intercepted and disposal of separately so that it does not 
discharge from or onto the highway. 
Reason: To ensure construction of a satisfactory access and to avoid carriage of extraneous 
material or surface water from or onto the highway in the interests of highway safety. 
 
SHC 16 
Prior to the first occupation of the development hereby permitted visibility splays measuring 2.4. 
metres x 59. metres shall be provided to each side of the access where it meets the highway.The 
splays shall thereafter be maintained at all times free from any obstruction exceeding 0.6 metres 
above the level of the adjacent highway carriageway. 
Reason: In the interests of highway safety in accordance with the principles of the NPPF. 
 
Inf.1 
It is an OFFENCE to carry out any works within the Public Highway, which includes a Public Right 
of Way, without the permission of the Highway Authority. This development involves work to the 
public highway that can only be undertaken within the scope of a Legal Agreement between the 
Applicant and the County Council. Please note that it is the Applicant’s responsibility to ensure 
that, in addition to planning permission, any necessary Agreements under the Highways Act 1980 
are also obtained and typically this can take between 3 and 4 months. Advice on this matter can 
be obtained from the County Council’s Highways Development Management Group based at 
County Hall in Norwich. Please contact kay.gordon@norfolk.gov.uk.Public Utility apparatus may 
be affected by this proposal. Contact the appropriate utility service to reach agreement on any 
necessary alterations, which have to be carried out at the expense of the developer. 
If required, street furniture will need to be repositioned at the Applicants own expense. 
Please be aware it is the applicants responsibility to clarify the boundary with the public highway. 
Private structures such as fences or walls will not be permitted on highway land. The highway 
boundary may not match the applicants title plan. Please contact the highway research team at 
highway.boundaries@norfolk.gov.uk for further details. 
 
Inf. 8 
Where works affect the flow of an ordinary water course then under the terms of the Flood and 
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Water Management Act 2010; Land Drainage Act 1991; and Water Resources Act 1991; you need 
to contact the Flood Water Management team at water.management@norfolk.gov.uk or Tel: 0344 
800 8020. 
 
RECOMMENDATION  
The recommendation remains the same as the main report - Approval with the additional conditions 
and informatives as set out. 
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Item. 9(b) pages 50 - 59 

Location:  Flint Cottage, Fakenham Road, East Bilney 

Proposal:  Details of erection of 1 dwelling with integral garage following Outline Application 
Approval 3PL/2017/1452/O 

REFERENCE: 3PL/2018/1143/D 

Applicant: Mr Stuart Harris 

Author: Mark Simmonds 

CONSULTATION RESPONSES 

Parish Council: 

The Parish Council again objects to this application. This dwelling is far too large for the plot and 
there are significant highway safety concerns to the south of the site as the applicant does not 
control the land to the south. The Parish Council still feels that a dwelling which has the turning area 
and garage to the rear of the dwelling would be preferable. The members noted that the position of 
the dwelling has again been changed so that this blocks light to the dwellings either side. This would 
mean the loss of amenity to both properties by overlooking and loss of privacy and dominance and 
overshadowing contrary to Policy DC1 of the Local Development Framework. The Parish Council has 
requested a site visit by the Planning Committee to view this site as this would allow the committee 
members to fully see the impact of this development. The original outline planning application was 
approved but this was for a 3 bedroom dwelling and this has now increased to a 4 bedroom 
dwelling. This change has resulted in a dwelling being squashed into a narrow site and there has 
been no use made of the length of the plot. For all the reasons previously stated this application 
should be refused. 

Additional Local Representations summarised below: 

- Size of plot too narrow for proposed unit 
- Not utilised the site to its best 
- Turning, parking and access not suitable 
- Should adhere to building line 
- There should be a committee site visit 
- Object as it is not social housing or for local residents 
- Neighbours Garage and lounge windows and patio will be overshadowed 
- Patio and lounge windows will be overshadowed. There should by a modelling analysis 
- Flint cottage has windows facing the site 
- Errors made in the processing of the application including not notifying neighbours 
- Flint cottage has bats in the eaves 

RECOMMENDATION  

The recommendation remains the same as the main report - Approval with conditions as set out. 
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Item. 9(d) pages 65 - 75 

Location:  White House Farm, White House Lane, Besthorpe 

Proposal:  Erection of four detached dwellings on garden plot demolition of small range of 
outbuildings. 

REFERENCE: 3PL/2018/1105/F 

Applicant: Peerless Properties (Norfolk) Limited 

Author: Mark Simmonds 

CONSULTATIONS 

NCC Highways – Following consultation on amended plans; 

The proposal has been revised to serve all four dwellings via a new access onto White House Lane 
and not utilise the existing access to the south of the former farmhouse. Whilst I accept that this 
arrangement is far more satisfactory in terms of visibility it does not overcome my objections in 
relation to the increased of White House Lane nor the lack of pedestrian provision between the site 
and local services and amenities. Consequently my highway objection remains in that respect. 

Contaminated Land Officer: 

No objections or further comments on the grounds of Environmental Protection, providing the 
development proceeds in line with the application details. Comments made on 7/1/19 still apply. 

RECOMMENDATION 

The recommendation remains the same as the main report – Approval with conditions. 
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Item. 9(h): pages 96-103 

Location: Land to the rear of 35-61 Westfield Road, Dereham 

Proposal: Modification of S106 - 3PL/2017/0563/O - Schedule 2: 'Affordable Housing Provision' is the 
construction & provision of Affordable Dwellings on the site equating to 40% of the total number of 
dwellings (or such other lower percentage as the Council may agree in its absolute discretion) 

REFERENCE: 3OB/2019/0010/OB 

Applicant: Persimmon Homes Limited 

Author: Fiona Hunter 

CONSULTEE COMMENTS 

Comments from the Parish Council were received on 15th May 2019 and are summarised below: 

- The independent district valuer found that 40% affordable housing was viable under the 
applications for the site. 

- At appeal, the applicant never stated the development is unviable 
- No justification for the reduction has been provided by the applicant 
- The applicant are cherry picking emerging policies which suit them, but ignoring less 

favourable ones 
- There should be a new application, or all emerging policies should be applied 

An objection was received on 23rd May 2018 from CPRE Norfolk endorsing the Town Council’s 
comments. 

ASSESSMENT 

The relevant matters are detailed in the Committee Report. In respect of application of the emerging 
policies, this is addressed at paragraph 1.1 of said report. 
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Item. 9(i): pages 103-108    

Location: Fransham: Land off Station Road 

Proposal: Reserved matters for erection of 4 dwellings with associated garages following outline 
approval 3PL/2017/0902/O 

REFERENCE: 3PL/2019/0371/D 

Applicant: R. W Duffield Limited 

Author: Lisa O’Donovan 

CONSULTATIONS 

The Ecology Team has commented on the scheme asking for compensatory habitats and hibernacula 
for Great Crested Newts to be shown on the site plans due to the locations of Plots 1 and 2.  
Subsequently the application has amended, removing plots 1 and 2 and reserved matters is now 
only sought for plots 3 and 4 – an amended plan will be uploaded to the presentation for member’s 
information.  Confirmation has also been sought from ecologist to ensure this would address their 
concerns.  
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Item. 9(k): pages 117-125 

Location:  Thorncroft Clematis Nursery, The Lings, Garvestone 

Proposal:  Proposed self-build residential development of 3 dwellings.   

REFERENCE:  3PL/2019/009/O 

Applicant:  Mr and Mrs J Gooch 

Author:  Naomi Minto 

COMMENTS 

Following publication of the Committee Reports, the agent queried condition 4 and the need for the 
vehicular and pedestrian access to be constructed to a minimum width of 4.8 metres for its first 10 
metres.  The agent advised that the existing access (which is proposed to be retained) does not run 
10 metres perpendicular to the road.  The plans submitted are reflective of the existing access.  The 
agent has therefore queried whether it is necessary to have the 10 metres requirement as it will 
disrupt the layout significantly.        

CONSULTATIONS 

The Local Highway Authority advised they recommend this condition for multiple use accesses to 
ensure all vehicles, including delivery vehicles, can enter the highway at a 90 degree angle.  
However, in this instance the Local Highway Authority would be prepared to drop the requirement 
from 10 metres to 5 metres.  The agent is in agreement with this alteration.               

ASSESSMENT 

The re-wording of condition 4 is considered acceptable and therefore if the application is approved, 
condition 4 would read as follows: 

“Prior to the first occupation of the development hereby permitted the vehicular and pedestrian 
access shall be constructed to a minimum width of 4.8 metres for its first 5 metres as measured from 
the nearside carriageway edge, and shall additionally be constructed perpendicular to the highway 
over this length, in accordance with a detailed scheme to be agreed in writing with the Local 
Planning Authority and thereafter retained at the position shown on the approved plan.  
Arrangements shall be made for surface water drainage to be intercepted and disposed of 
separately so that it does not discharge from or onto the highway.”    

In addition, it is also recommended that a condition is added to any subsequent consent to limit the 
maximum number of dwellings to 3, to reflect the local density of development in accordance with 
Policy DC 16. 

RECOMMENDATION 

The application continues to be recommended for approval, with an amendment to condition 4, as 
detailed above and an additional condition to limit the maximum number of units to 3. 

326

Agenda Item 9k



Item. 9(m): pages 134-144 

Location:  Land adjacent Westcliffe House, Barrows Hole Lane, Little Dunham 

Proposal:  Construction of 5 dwellings with associated access drive, parking and amenity space. 

REFERENCE: 3PL/2019/0114/F 

Applicant: Mr Kilvert 

Author: Mark Simmonds 

PLANNING HISTORY 

Planning history omitted from the committee report - 3PL/2018/0081/F - Erection of 4 dwellings and 
garages with associated access drive, parking area and amenity space – withdrawn 16.05.2018 

CONSULTATIONS 

Following consultation on amended plans the further comments have been received: 

Parish Council; 

Little Dunham Parish Council will not be submitting any further comments in respect of this 
application. 

NCC Natural Environment Team; 

No additional ecological information has been submitted in support of this application. Our previous 
comments dated 7th March 2019 still apply. 

Local Representations summarised: 

- Proposed plan does not truly reflect scale of work needed to achieve the suggested layout 
- The new design does not address any of the objections raised within the consultation 

documents 6 and 16. 
- Proposed amendment to drainage system is worse than the previous 
- Further hedgerow survey needed, drainage would likely result in more hedgerow loss 
- Other objections on highways, drainage, flooding, ecology and local amenities remain 

RECOMMENDATION 

The recommendation remains the same as the main report - Refusal. 
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Item. 9(o): pages 155 - 164 

Location:  Land opposite Barkers Farm, Watton Road, Larling, NR16 2RA 

Proposal:  Erection of 3 new dwellings with parking and turning and construction of new highways 
access 

REFERENCE: 3PL/2018/1260/F 

Applicant: Mr S Lewin 

Author: Mark Simmonds 

CONSULTATIONS 

NCC Highways 

For the avoidance of doubt my advice is based on the details shown on Drawing LWR 03 Rev J 
07/05/19 and to the additional information provided by the applicant’s agent on 07 May 2019. The 
site is located in a village with limited services and amenities and consequently any residents will 
have a high dependency on travelling by car. However given that the site already has permission for 
two dwellings I consider it would be difficult to substantiate an objection in this respect. As with the 
previous application a 2.4m parallel visibility splay will be required across the site frontage with a 
2.4m x 120m visibility splay to the south east since this passes through adjacent land shown to be 
within the applicant’s control. If your Authority is minded to grant approval please impose the 
following conditions and informative note:- 

SHC 05 

Prior to the first occupation of the development hereby permitted the vehicular access crossing over 
the verge shall be constructed in accordance with a detailed scheme to be agreed in writing with the 
Local Planning Authority in accordance with the highways specification TRAD 4 and thereafter 
retained at the position shown on the approved plan. Additionally the access shall achieve a 
minimum width of 4.8m for the first 10m as measured from the nearside carriageway edge. 
Arrangements shall be made for surface water drainage to be intercepted and disposal of separately 
so that it does not discharge from or onto the highway. 

Reason: To ensure construction of a satisfactory access and to avoid carriage of extraneous material 
or surface water from or onto the highway in the interests of highway safety. 

SHC 16variation 

Prior to the first occupation of the development hereby permitted a visibility splay shall be provided 
in full accordance with the details indicated on the approved plan. The splay shall thereafter be 
maintained at all times free from any obstruction exceeding 0.6 metres above the level of the 
adjacent highway carriageway. Additionally a 2.4 metre wide parallel visibility splay (as measured 
back from the near edge of the adjacent highway carriageway) shall be provided across the whole of 
the site’s roadside frontage . The parallel visibility splay shall thereafter be maintained at all times 
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free from any obstruction exceeding 0.6 metres above the level of the adjacent highway  
carriageway. 

Reason: In the interests of highway safety. 

SHC 20 

Prior to the first occupation of the development hereby permitted the proposed access parking and 
turning area shall be laid out, demarcated, levelled, surfaced and drained in accordance with the 
approved plan and retained thereafter available for that specific use. Reason: To ensure the 
permanent availability of the parking/manoeuvring areas, in the interests of satisfactory 
development and highway safety. 

Inf. 2 

This development involves works within the public highway that can only be carried out by Norfolk 
County Council as Highway Authority unless otherwise agreed in writing. It is an OFFENCE to carry 
out any works within the Public Highway, which includes a Public Right of Way, without the 
permission of the Highway Authority. Please note that it is the Applicants’ responsibility to ensure 
that, in addition to planning permission, any necessary consents or approvals under the Highways 
Act 1980 and the New Roads and Street Works Act 1991 are also obtained from the County Council. 
Advice on this matter can be obtained from the County Council’s Highway Development 
Management Group. Please contact Kay Gordon 01362 656211 If required, street furniture will need 
to be repositioned at the Applicants own expense. Public Utility apparatus may be affected by this 
proposal. Contact the appropriate utility service to reach agreement on any necessary alterations, 
which have to be carried out at the expense of the developer. Please be aware it is the applicant’s 
responsibility to clarify the boundary with the public highway. Private structures such as fences or 
walls will not be permitted on highway land. The highway boundary may not match the applicant’s 
title plan. Please contact the highway research team at highway.boundaries@norfolk.gov.uk for 
further details. 

RECOMMENDATION 

The recommendation remains the same as the main report – Approval with conditions, as set out in 
the committee report and listed above. 
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Item. 9(t): pages 213 - 221 

Location:  Site Adjacent to Tower View, Princes Street, Swaffam 

Proposal:  Residential development 

REFERENCE: 3PL/2018/1437O 

Applicant: M G Property Developments Ltd 

Author: Mark Simmonds 

CONSULTATION RESPONSES 

Contaminated Land Officer: 

I have considered the application and would not raise any further contaminated land comments 
based on both the accuracy of the information provided and the current records of contaminated 
land issues we hold to date. Comments made on 31/12/18 still apply. 

Norfolk County Council - Green Infrastructure Officer (Access): 

Swaffham Restricted Byway No.66 runs adjacent to the proposed development, this Restricted 
Byway also forms part of the Swaffham Circular Walk. There are no public vehicular access rights 
along the Restricted Byway, only private vehicular rights exist here. As such Norfolk County Council 
do not maintain the Restricted Byway to a vehicular standard. Some thought should be given to how 
the future residents will maintain their private vehicular access.   

No works can take place along the Restricted Byway without prior consent from the Highway 
Authority and in some instances a Temporary Closure may be needed.   

The developer must ensure the Restricted Byway remains open and available for use at all times and 
that any damage (caused by their works) to the surface of the RB is made good.  

CONSULTATION PERIOD 

RE: 3PL/2018/1437/O - Consults Sent - All consulted on Site and Location plan 3418.02 B 06/03/2019 
- 14 days.  

Re-consultations were carried out on the latest amended plans and these were sent out on the 15 
May 2019 with a 14 day period running to Wednesday the 29th May 2019 – the day after Committee. 

RECOMMENDATION  

The recommendation is approval subject to no new material planning considerations being raised in 
the remainder of the consultation period. 
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Item. 9(u): Page 222    
 
Location:  Land to the West of Brandon Road, Swaffham 
 
Proposal: The erection of up to 64 bed care home (Use Class C2), up to 40 assisted living 

dwellings (Use Class C2), 650sqm retail use (Use Class A1-A5), up to 160 dwellings 
(Use Class C3) with Open Space, associated infrastructure and the detailed means of 
access 

 
REFERENCE: 3PL/2017/1487/O 
 
Applicant: Abel Homes Ltd 
 
Author:  Carl Griffiths 
 
CONSULTATIONS 
 
It should be noted that further correspondence has been received from Natural England, subsequent 
to the response referenced within the report. This response was received on 02/05/2019 and 
outlines NO OBJECTION to the application subject to the conditions already listed in this report. 
Further correspondence was also received from the HSE to confirm that the consultation zone that is 
still in place relates only to the Redland Roof Tiles site, NOT the pipeline crossing the site.  
 
REPRESENTATIONS 
 
Since the publication of the committee report, 2 additional objections was received to the 
application along with additional neutral comments.  
 
The objection outlined the following concerns:  
 

- Lack of infrastructure in Swaffham to support the development  
- Congestion  
- HSE concerns have not been addressed 
- Application is contrary to recently adopted Swaffham Neighbourhood Plan as it extends to 

south of town rather than to east or west 
 
The additional neutral comments received, relate to the location of a pipeline crossing the site and 
the implications for the safety of future residents.  

 
ASSESSMENT 
 
Paragraph 7.3 – It should also be noted that Natural England have responded and have outlined no 
objection to the application (subject to the conditions already listed).  
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In response to the comments regarding the pipeline, it should be noted that the intrinsic layout of 
the site has made full allowance for the pipeline easement. The HSE have confirmed that the 
consultation zone still in place relates to the Redland Roof Tiles site which is no longer in existence. 
Given the fact that the hazard is no longer in situ, officers do not consider that it is appropriate to 
resist development on this basis or to delay making a formal recommendation on this basis. Officers 
seek delegated authority to resolve the matter which, if granted, will allow for the extant Hazardous 
Substances Consent relating to the Redland Roof Tiles site to be revoked and the HSE consultation 
zone formally removed. For clarity, the onus and responsibility for the revocation of the Hazardous 
Substances Consent is with the Council.  

RECOMMENDATION 
 
The recommendation remains unchanged and it is recommended that the application be approved, 
subject to the conditions and S106 obligations outlined, together with delegated authority to the 
Executive Director Place to resolve and overcome the issue associated with the HSE response. 
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Item. 9(x) pages 275 - 285 

Location:  Chapel Farm Dereham Road, Whinburgh 

Proposal: Residential Development (Five dwellings and garages) 

REFERENCE: 3PL/2019/0015/O  

Applicant: Mr John Manoukian 

Author: Mark Simmonds 

CONSULTATION RESPONSES 

Ward Member, Councillor Ian Martin: 

The Report places great weight on the Planning Appeal which deemed the site to be sustainable for 
3 houses, and on the basis of the Inspector’s decision then deems those considerations to outweigh 
the Objections of Highways and the Parish Council.  At the time the emerging Local Plan was still 
seeking to designate Yaxham as a Local Service Centre, and this and the services on offer “including a 
shop [and] pub” appear to have helped influence the Inspector’s decision. You will appreciate the 
disappointment felt that, despite all our endeavours, the Case officer still appears to believe that 
Yaxham is to be such a Local Service Centre and still has such facilities.  He has therefore not reduced 
the weight attributed to these points in the Examiner’s consideration of the earlier Appeal.  I 
therefore ask that a supplementary report is issued to the Planning Committee correcting Yaxham’s 
status under both the current Plan and the new Local Plan as a village/settlement with boundaries 
and not an LSC, noting that since the successful appeal Yaxham has neither a shop or a pub; and 
considering whether this reduces the weight to be given to the Inspector’s comments in granting the 
previous appeal. 

OFFICER COMMENTARY/UPDATE: 

The Yaxham Neighbourhood Plan (YNP) was 'made' on the 22nd June 2017. (Date of referendum: 
4th May 2017). The site is outside the Neighbourhood Plan Area. Paragraph 1.7 sets out that no sites 
are allocated as part of the plan. 

ASSESSMENT 

Yaxham Neighbourhood Plan 

The site falls outside the YNP Area and therefore this Neighbourhood Plan is considered to be of 
limited weight as a material consideration for this particular application. Furthermore, the lack of a 
five year supply of housing at district level engages the tilted balance at paragraph 11 of the NPPF, in 
favour of residential development where harm is not significant or demonstrable. 

The YNP does not allocate any sites for housing and therefore, any conflict with the plan would not 
be considered to outweigh any benefits (para 14 NPPF).  
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Status of Yaxham Settlement - Correction 

The Committee Reports details Yaxham as Service Centre Village – it has been correctly pointed out 
that it is not, this is corrected here in this Supplemental Report. Yaxham is a rural village in the 
adopted plan and a village with boundary in the emerging plan.  Cllr Martin also advises that the Pub 
and shop in Yaxham have closed. 

The above corrections do not alter the recommendation of approval as the harm is not considered 
to significant and demonstrably outweigh the benefits, particularly when considered against the 
sites extant permission for 3 dwellings. 

Whilst there was an error in the appeal decision, which also incorrectly detailed Yaxham as a Service 
Centre village, it was not this reason solely which resulted in the Inspector finding the development 
to be acceptable, as shown in the below extract. 

 “7. The appeal site is around 1.4 km to the south of Yaxham village, which the Council inform me is a 
proposed Service Centre Village and I note has a number of local services, including a shop, café, hall, 
pub, sports field and primary school. There is not a footpath to this village, but the distance and 
nature of the road makes travel by cycle feasible. Any trips by car to this village would be short and, 
as the appellant points out, the appeal site adjoins existing housing whose residents can be assumed 
to already access such services by cycle or short car journeys. 

8. The larger town of Dereham that provides a full range of services is around 4-5 km to the north 
west (depending on a measurement to the centre or edge). There is a limited bus service from outside 
the appeal site to Dereham which would provide an option for future occupants to travel other than 
private car, but I accept the majority of trips to and from the site to Dereham would be by car. 

10. I consider the location of the appeal site will enable a choice for future occupants to access local 
shops and services by means of transport other than the private car. Any journeys made by car to 
reach the service centres of Yaxham or Dereham would be the same as the current residents of 
Whinburgh (and little different from the residents of nearby Yaxham), and those would only be a 
short distance. As expressed in the Framework, this degree of connection by public transport or 
cycling is suitable for this rural area and, furthermore, the new dwellings have the opportunity to 
support the services in Yaxham due to the close proximity to that village” 

The site is not in a very sustainable location, however, is only a short drive (0.9 mile) from Yaxham 
which has a school, village hall, playing field, restaurant and church. A wide range of services and 
facilities is available in Dereham which is a 5 mile drive. The location of the site for a small number of 
dwellings is therefore a moderate harm of the proposal. 

This moderate locational harm does not significantly and demonstrably outweigh the benefits of the 
provision of 5 houses, which would contribute towards the 5 year land supply; the support to village 
services in Yaxham and other local villages; and the increased land efficiency when compared to the 
extant planning permission for 3 units as per guidance provided at paragraph 118(d) and 123 of the 
NPPF. 

RECOMMENDATION The recommendation remains the same as the main report - Approval with 
conditions as set out. 
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