Planning Inspectorate

Appeal Decision
Site visit made on 14 October 2025 by E Nutman BA (Hons)

Decision by Tamsin Law BSc MSc MRTPI

an Inspector appointed by the Secretary of State
Decision date: 27 January 2026

Appeal Ref: APP/V2635/D/25/3371350

Sycamore Farm, Chapel Road, Tilney Fen End, Tilney St Lawrence,

Norfolk PE14 8JL

e The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended)
against a refusal to grant planning permission.

e The appeal is made by Mr Duncan Jeffcock against the decision of King's Lynn and West Norfolk
Borough Council.
The application Ref is 25/00419/F.
The development proposed is single storey extensions to existing dwelling and all associated works.

Decision
1. The appeal is dismissed.
Appeal Procedure

2. The site visit was undertaken by a representative of the Inspector whose
recommendation is set out below and to which the Inspector has had regard before
deciding the appeal.

Main Issue
3. The effect of the proposal on the character and appearance of the area.
Reasons for the Recommendation

4. Sycamore Farm is a large, detached property which has a farmhouse style design.
It is accessed off Tilney Fen End, a rural road with a mix of two-storey houses and
bungalows overlooking fields. Surrounding dwellings range from traditional rural
buildings to modern designs. The property sits within a generous plot, with a
garden which wraps around three sides of the dwelling. It features a large driveway,
and its frontage is screened by hedges and trees that limit views of the dwelling
from the street scene. Although much of the original structure has been altered, the
dwelling still integrates well with its surroundings and presents as a rural dwelling.

5. The proposal would result in a bulky addition due to its boxy form and flat roof,
which would contrast with the traditional, and rural character of the host property.
Whilst the extension would be single storey, due to its form and scale it would not
be subservient, and while matching bricks would be a positive, they do not mitigate
the harm caused by its incongruous design. Existing hedging screens the property,
but as this could be removed and any condition to retain it would be difficult to
enforce, it cannot be relied upon to preserve the area’s appearance. | note that a
similar proposal was dismissed at appeal, and whilst this scheme has reduced the
proposed roof area, the overall footprint of the extension combined with the flat roof
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design would fail to assimilate with character of the host dwelling and surrounding
area.

6. | conclude, the proposal would unacceptably harm the character and appearance of
the surrounding area. Consequently, the proposal is contrary to Policies LP18,
LP21 and LP35 of the King’s Lynn West and West Norfolk Local Plan (2025) which,
amongst other matters, require that design is of a high quality which preserves the
character of the area.

Other Matters

7. Whilst the scheme is likely to improve insulation and has the potential to increase
energy efficiency due to the addition of the ASHP proposed, in the context of a
single dwelling, any personal and environmental benefits would be significantly
undermined by the harm to the character and appearance of the host dwelling and
surrounding area.

8. The appellant contends that the proposed changes make more efficient use of the
existing space. Whilst this may be the case, | have not been provided with any
compelling evidence that demonstrates that use of the space could not be made
more efficient through other means that has a less harmful effect on the area.

Conclusion and Recommendation

9. For the reasons given above and having had regard to all other matters raised, |
recommend that the appeal should be dismissed.

E Nutman
APPEAL PLANNING OFFICER

Inspector’s Decision

10. | have considered all the submitted evidence and my representative’s report and on
that basis the appeal is dismissed.

Tamsin Law

INSPECTOR
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