
AGENDA ITEM 10: SCHEDULE OF PLANNING APPLICATIONS

Item. 10h

Location: YAXHAM: Yaxham Waters, Dereham Road,

Proposal: Use of the land for the stationing on 17 holiday lodges with associated hard standings and 
storage sheds (Priors Field)

REFERENCE: 3PL/2020/1097/F

Applicant: Yaxham Waters Holiday Park Ltd

Author: Chris Hobson

CONSULTATIONS 

NPF Yaxham

Comments from Anglian Water indicate that the proposals may cause flooding downstream, in 
addition to surface water flooding experience upstream over the winter. Why were the LLFA not 
originally consulted? Is there evidence of the recommendations of the multi-agency meeting 
December were carried out? Concerns regarding the cumulative impacts of development at the 
Middle Field and Priors Field. The recommendations of the LLFA and Anglian Water should be 
completed prior to application being considered.

Mid-Norfolk Railway Trust 

Highlight that the watercourse adjacent to Yaxham Waters drains surface water from the railway 
and adjacent agricultural land before discharging to the River Tud. The capacity and flow of the ditch 
needs to be maintained to convey surface water from surrounding land. Any drainage scheme for 
the site needs to take account of obligations for this and its maintenance. Request an additional 
condition requiring that the ditch is continually able to convey water. 

LOCAL REPRESENTATIONS

Two further representations have been received raising a number of issues raised and noted in the 
main report, these include the following matters:

- Loss of countryside view.
- Impacts from light pollution on both residential amenity, and the character of the rural area 

and dark night skies.
- Proximity of lodges to dwellings.
- Overlooking of neighbouring properties.



Officer Note:

With regards to foul water, Anglian Water have advised that there may be the potential for flooding 
downstream but have not objected to the proposed development and have requested conditions 
including details of a foul water drainage strategy. Clarification from AW on their comments has 
been sought. AW subsequently advised that “In order to make an accurate network capacity 
assessment, we require the submission of a clear foul drainage strategy showing the discharge point 
and conveyance method”. The applicants have installed new foul water infrastructure at the site 
which was adopted by Anglian Water in 2019. This included a new pumping station and was 
designed to accommodate all the existing and proposed caravans and lodges on the site and that the 
new infrastructure. The proposals seek to connect to the existing foul water infrastructure at the site 
and discharge into the mains foul network. Details of the connection and capacity of the new system 
which is designed to accommodate a cafe and up to 90 caravans/lodges has been sent to AW and 
their updated comments are awaited.

With respect to the surface water flooding events, the LPA and LLFA are aware of historic and recent 
events of surface water flooding in the immediate vicinity of the site on adjacent farmland and more 
recently in the gardens of dwellings at Priors Grove. The LLFA have been consulted and have 
reviewed the current proposals and raised no objections subject to conditions requiring the 
implementation of the approved surface water drainage strategy. This would ensure the provision of 
an acceptable drainage strategy and that the risk of flooding is not increased or made worse 
elsewhere as required by planning policy. The comments of the LLFA take account of pre-existing 
surface water flood risk issues and follow the multi-agency meeting in December 2020. It is 
understood that the works recommended as a result of this meeting including the repair of the ditch 
have now been undertaken. 

The submitted FRA and proposed surface water drainage strategy deals with the additional impacts 
of the proposed development being considered within this application and has been designed having 
regard to the permitted development at Priors Field and at Middle Field. It is proposed to drain the 
proposals for the additional 11 lodges via sustainable urban drainage systems (SuDS), comprising 
permeable surfaces below the lodges. A drainage strategy has been approved which takes account 
of the cumulative surface water drainage requirements from the additional development at Priors 
Field and for the Middle Field site (3PL/2019/1430/F). 

The recommended conditions of the LLFA and Anglian Water have been included in the 
recommendation and require that the surface water and foul water drainage strategies are 
completed prior to first occupation. 

The riparian landowners of the watercourse that discharges into the River Tud including Yaxham 
Water have obligations to maintain the watercourse. Those will remain unaffected by the proposals 
and therefore, it is not reasonable or necessary to include further conditions requiring the 
landowners to maintain the ditch as this is covered by separate legislation. Furthermore, the 



proposals do not affect the capacity of the watercourse and the design of the outfall would not block 
or disrupt flows within the watercourse. The development at Priors Field and Middle Filed would 
attenuate surface water run-off to reflect greenfield run off rates and therefore the proposals would 
not adversely affect the capacity and flow of the watercourse. 

With regards to the additional representations received amenity issues raised with respect to 
neighbouring properties immediately to the southeast of the site, condition 14 recommends the 
submission and approval of a scheme of further screening along the southeast boundary as a 
continuation of the proposed tree planting to the rear of nos. 8 and 9 Priors Grove.  

CONDITIONS

Condition 10 is proposed to be updated in the following way:

The development shall be carried out in strict accordance with the approved application form, plans 
and documents detailed below:

- Surface Water Drainage Strategy Proposed Change of Use Middle Field & Priors Field Yaxham 
Waters Holiday Park Dereham Road Yaxham NR19 1RF (Job No. 26450 Rev 0), 

- Drawing number 26450/805 Rev: 0 (Proposed Site Plan Showing Schematic Drainage

Layout19-1-1097) Dated: September 2020;

- Surface Water Drainage Strategy - Addendum A Change of Use of Middle Field from Land used for 
camping and touring caravans to land for the stationing 13 holiday lodges as part of Yaxham Waters 
Holiday

Park and the provision of shed/decking/fences to existing lodges and drainage infrastructure at 
Yaxham Waters Holiday Park Dereham Road NR19 1RF Ref: MJH/CES/26450 Dated: 22nd October 
2020. 

- The recommendations set out in section 6 (Conclusions) and the Void Maintenance Plan in 
Appendix A of the Flood Risk Assessment titled PROPOSED ADDITIONAL HOLIDAY LODGES AT 
YAXHAM WATERS HOLIDAY PARK, DEREHAM ROAD, YAXHAM, NORFOLK', Reference no. 
2528/RE/06-20/01, dated July 2020, prepared by Evans River and Coastal.

The approved scheme shall be implemented prior to the first use of the holiday lodges hereby 
permitted.

Reason for condition:

For the avoidance of doubt and in the interests of proper planning and to prevent flooding in 
accordance with National Planning Policy Framework paragraph 163,165 and 170 by ensuring the 
satisfactory management of local sources of flooding surface water flow paths, storage and disposal 
of surface water from the site in a range of rainfall events and ensuring the SuDS proposed operates 



as designed for the lifetime of the development. In accordance with policy ENV09 of the Breckland 
Local Plan (adopted 2019) and policy guidance contained within the NPPF.

Correction to Report

Reference to 6 Priors Grove in paragraph 3.3 of Assessment section should be 9 Priors Grove.

RECOMMENDATION

The application remains recommended for approval with the revised conditions, subject to receiving 
no adverse comments from Anglian Water.


