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17th October 2025 

Dear Mr Tollitt, 

 

Response to Initial Highway Comments – Land to the East of Dereham Road, Beeston  

Preferred Housing Site: 204 

Introduction 

Thank you for advising our client, Mr Robert Scott, of the initial feedback received from Norfolk 

County Council Highways regarding proposed housing allocations in Beeston. We understand 

this has stated, “The local highway network is not of a suitable standard to support 

development with insufficient carriageway width and no footway.” This letter is written to 

address these comments regarding the submitted site to the East of Dereham Road, identified 

as Preferred Housing Site 204 on the Breckland system. 

In response to this query, the applicant has confirmed that the site has good access onto Back 

Lane, a classified C road, which is wide enough for two vehicles to pass, with no recent history 

of vehicular accidents. The applicant and their family have lived and run their farming business 

in and around Beeston for several generations and own various areas of land in and around the 

village. Through the allocation of the land to the east of Dereham Road for housing, they would 

be willing to provide both on- and off-site highway improvements, which would benefit both 

pedestrian and vehicular movement around the village, directly addressing the issues raised by 

Norfolk County Council Highways. 

Beeston is a sustainable location for housing development on the scale proposed, as it has a 

good range of services and facilities for residents and provides extensive local employment. By 

allocating sites, such as the land off Back Lane, for a modest housing development, this will 

help to support valuable local services and facilities and the vitality of the community.  
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The footways in the centre of Beeston reach the proposed allocation site to the south; by 

supporting the proposed allocation, the provision of footways in the village could be improved 

and extended northward, which would be a significant benefit to the wider area by improving 

pedestrian connectivity.  

The applicant also owns land between the allocation site and the centre of the village, so a 

footpath connection could be secured through the allocation of the proposed development 

site, linking the existing housing on Back Lane and community facilities such as the Beeston 

Village Hall and playing fields with the centre of the village.  

Existing Highway and Potential Improvements 

The proposed allocation site is a rectangular plot approximately 0.48 hectares in size and runs 

along Dereham Road to the east and Back Lane to the north. Both roads are classified C roads, 

which are wide enough for two vehicles to pass. The existing field access into the site is onto 

Back Lane, just east of the main site area and opposite an existing house on Back Lane. This 

access has very good visibility in both directions. Both Back Lane and Dereham Road are wide 

enough for traffic to pass in both directions.  

The site is well related to the village of Beeston; just to the northeast of the proposed allocation 

site are 8 semi-detached houses. Opposite the western side of the boundary is a disused 

paddock, and beyond are the Beeston playing fields and the Beeston Village Hall. To the north 

of the site is further land owned by the applicant, used for arable farming. The applicant's 

farmyard is directly to the southeast, adjoining the site. Beyond the farmyard, just 85 metres 

to the south is the centre of Beeston village. A paved footway begins directly south of the site 

on Dereham Road. 

At present, there is a footway which runs along the front of the 8 houses to the northeast of 

the site and around the centre of the village on Dereham Road. However, there is no 

connectivity from the centre of the site to the houses to the north east, or to the village hall. 

Should the land to the east of Dereham Road be allocated for housing development, the 

development could include a footway either within the site or along the road frontage, which 

could provide a pedestrian link to the houses to the northeast. This would significantly improve 

the pedestrian access for the existing residents on Back Lane to the centre of the village.  

In addition, the applicants own land to the north of Back Lane at the junction with Dereham 

Road, and if the land east of Dereham Road were to be allocated for housing development, 

they would consider entering into an agreement to provide a footway to the playing fields and 

village hall over this land. This would provide a pedestrian link from the village centre to the 

playing fields and village hall, as well as the existing houses on Back Lane, greatly enhancing 

the connectivity of the village and making a clear improvement to pedestrian highway safety, 

which is a strong public benefit. 
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Figure 1 - Village Connectivity and Potential Improvements 

Should the highway authority consider that Back Lane or Dereham Road has insufficient width, 

then passing places can also be included within the design to accommodate wider vehicles. 

Highway Safety Record 

The National Planning Policy Framework states in Paragraph 116 : 

“Development should only be prevented or refused on highway grounds if there would be an 

unacceptable impact on highway safety, or the residual cumulative impacts on the road 

network, following mitigation, would be severe, taking into account all reasonable future 

scenarios.” 

The proposed allocation would have a positive impact on highway safety, as such, this is in 

accordance with the requirements of the National Planning Policy Framework. 

Beeston is a low-traffic village which is not a thoroughfare to any larger settlements. Dereham 

Road and Back Lane provide the main routes into and out of the village, which the proposed 

allocation site has access directly onto; as such, the proposed allocation is well located. The 

Crashmap Accident Record has been checked, and despite Dereham Road and Back Lane being 

one of the main vehicular routes into the village, no accidents have been recorded around the 

site of any severity in the past 25 years, between 1999 – 2023, when verified records are 

available.  
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Figure 2 - Crashmap Accident Record 

Sustainability Of Development 

Beeston is categorised under Breckland Local Plan 2019 Policy GEN03 as a ‘Village with a 

Boundary’. However, the level of services and facilities suggests that this village should have 

been categorised as a Local Service Centre. The Local Plan states that where a village can 

provide 5 services and facilities, including public transport, community facilities, employment, 

a shop/post office, and a school, it should be considered a Local Service Centre, and where it 

can only provide 3 of these facilities, it should be categorised as a Smaller Village. 

Beeston has a primary school, a village hall, a community pub, extensive employment premises 

and a bus stop.  



 
 

Page 5 
E1193.C1.Let02  October 2025 

 

Figure 3 - Beeston Ploughshare  

In terms of employment, there is a significant and varied employment cluster around the 

business parks in the village. This includes an auction house, a Ben Burgess agricultural 

machinery business, various vehicle repair businesses, a turf care business, a glazing business, 

a farm produce wholesaler, a joinery workshop, an engineering company, and various other 

agricultural and commercial businesses. There are exceptional employment opportunities in 

Beeston, as such by allocating housing in the village, this will provide sustainable housing for 

the local employees of these businesses. 

 

Figure 4 - Employment Cluster in Beeston 
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Therefore, the services and facilities provided in Beeston are commensurate with those of a 

Local Service Centre, and it should be considered a sustainable location for new housing 

allocation as suggested. 

According to a very recent Ofsted Report, which was confirmed on the 8th October 2025, the 

Beeston Primary School is under capacity with a current enrolment of 65 pupils out of a capacity 

of 80. Therefore, providing housing development will add additional residents, which will 

support the school, as smaller, undersubscribed village schools can be at risk of closure. 

Additional residents will also contribute to the vitality of the community and will support the 

Beeston Village Hall and the community pub and shop. 

The proposed allocation site is approximately 0.48 hectares; therefore, at a density, this site 

could provide 10-15 homes for local residents, which would include open space, high-quality 

landscaping and on-site or road frontage footway. This is a suitable and sustainable level of 

housing growth for the village. These houses will be located close to the services and facilities 

in Beeston, which will be easily accessible on foot or by bicycle. 

The National Planning Policy Framework states in Paragraph 73 that small and medium-sized 

development sites such as should be supported as they can be built out quickly and are 

essential to support local small and medium housebuilders. Given that Breckland District is not 

currently meeting its 5-year housing land supply requirements, small and medium sites, which 

can be quickly delivered, such as the proposed allocation site, should be prioritised. 

Conclusion 

In response to the Norfolk County Council Highways' suggestion that the highway network is 

not of a suitable standard to support development, with insufficient carriageway width and no 

footway, this statement confirms that, through development, suitable improvements can be 

provided to the highway and footway connections, which will improve pedestrian connectivity 

across the village for existing and future residents. The proposal would provide a highway 

improvement, as such is supported by the National Planning Policy Framework. 

This statement has also reconfirmed that Beeston is a sustainable location for housing 

development, which will support the vitality of the village community, provide additional 

residents who will utilise the local facilities, and support local businesses. There have been no 

accidents listed on the Crashmap record, and the site has good access to the classified roads.  

Yours sincerely 

SAM STONEHOUSE AssocRTPI 
ASSOCIATE PLANNING CONSULTANT 
EVOLUTION TOWN PLANNING LTD 




