
 
 
 
 
 
 
BRECKLAND COUNCIL 
 
DEVELOPMENT CONTROL COMMITTEE – 12TH JULY 2010 
 
REPORT OF DEPUTY CHIEF EXECUTIVE 
(Author: James Stone, Senior Planning Officer) 
 
SHIPDHAM: Residential development at Letton Road, Shipdham. 
Agent: Paul Took 
Reference: 3PL/2010/0293/O  
 
 

Summary – This report concerns a proposal for residential development on the edge 
of Shipdham, within the settlement boundary.  The number of dwellings on the 
indicative plan has been reduced from 16 to 12.  The proposal will involve the loss of 
some of the existing buildings that form part of the existing nursery as well as the 
loss of an existing bungalow, resulting in an indicative net increase of 11 dwellings. 
Key issues relate to pedestrian safety, landscaping and local character.  It is 
recommended that the application is approved. 

 
 
1.   INTRODUCTION 
The application seeks outline planning permission, including landscaping, for a 
residential development at Letton Road in Shipdham.  The indicative plan has been 
revised and the number of dwellings reduced from 16 to 12, following concerns about 
the local character.  The site currently forms part of an existing nursery on the edge 
of the village and existing buildings forming part of the nursery, including a bungalow, 
would have to be demolished as part of the application.  
 
2.  KEY DECISION 
This is not a key decision.   
 
3.  COUNCIL PRIORITIES 
The following Council priorities are relevant to this report: 

• A safe and healthy environment 

• A well planned place to live and work 
 
4.  SITE HISTORY 
There is no recent relevant site history. 
 
5.  CONSULTATIONS 
 
Anglian Water – No objection. Information provided on water and wastewater 
infrastructure. 
 
Parish Council – Object to any further development of any size along Letton Road 
without the provision of a footway along the length of the road. They feel such a 
footway is necessary to ensure safe access to the bus stops on the A1075 and to 



provide a safe route to the school.  Furthermore, Letton Road is the ‘NCC’ preferred’ 
route to and from the Shipdham Airfield Industrial Site and as a consequence has a 
high incidence of HGV Traffic. The Parish is also aware that the rest of the nursery 
has been submitted by the owner to be included for housing land as part of the LDF 
Site Specifics DPD and feel that if this site was granted planning permission then the 
rest of the nursery could be lost, which forms a viable business. The Parish also 
raised the point that the site has not been put forward for consultation as a preferred 
site in the LDF. 
 
NCC Highways – Recommend refusal unless a continuous footpath is provided from 
the site to the A1075.  Highway conditions have been provided in case of approval. 
NCC also stated that as the proposal results in the loss of existing access to the 
nursery then a new one should be provided. 
 
Tree officer – No comments at this stage. 
 
Contaminated land – Recommend applying Desk Study/Site Investigation and 
unexpected contamination conditions along with an ‘Extensions’ informative. 
 
 
6.  POLICY 
Relevant national planning policy can be found in PPS 1 ‘Sustainable Development’, 
PPS 3 ‘Housing’, PPS7 ‘Sustainable Development in Rural Areas’.  
 
At a local level, the following policies contained in the Council’s adopted Core 
Strategy & Development Control Policies DPD are particularly relevant: Policy CP14 
(Sustainable Rural Communities), Policy DC1 (Amenity), Policy DC2 (New Housing), 
Policy DC4 (Affordable Housing Principles), Policy DC11 (Open Space), Policy DC12 
(Trees and Landscape), Policy DC14 (Energy Efficiency), Policy DC16 (Design), 
Policy DC19 (Parking Provision). 
 
7.  ASSESSMENT 
 
Policy 
The site lies within the settlement boundary of Shipdham and so residential 
development is acceptable in principle.  Furthermore, the village of Shipdham has 
been identified as a Local Service Centre village in the Core Strategy due to the 
existence of numerous services.  The site is of an adequate size to provide 
satisfactory levels of on-site parking and a planning condition will ensure that at least 
10% of energy requirements will come from renewable sources.  A section 106 
agreement will ensure satisfactory affordable housing provision and a financial 
contribution to open space. 
 
Local Character 
The north-west of the site, along Letton Road, is characterised by two-storey semi-
detached dwellings with large garden plots.  To the north-east of the site, along 
Meadow Close, the development is of a higher density than along Letton Road but is 
still of a rural nature.  The indicative plan has been reduced from 16 to 12 dwellings 
to represent the rural surroundings of the site. 
 
Landscaping 
The site lies on the edge of the village and so a satisfactory landscaping scheme is 
especially important along the south-eastern boundary of the site.  It should be noted 
that the agent has indicated that if planning permission was granted then the existing 
nursery buildings to the south-east of the site would be likely to be removed, resulting 



in the proposal site forming the edge of the village.  The indicative plan, which was 
reduced in density, has allowed the provision of increased landscaping along the 
south-eastern boundary. Existing mature vegetation is present along the south-
western and north-western boundaries and will be retained as part of the proposal. A 
planning condition will ensure that landscaping is addressed in more detail at the 
reserved matters stage. 
 
Pedestrian/Highway Safety 
The NCC Highways officer has objected to the proposal on the grounds that there is 
no footpath linking the site to the A1075.  The Parish has also expressed concerns 
that the road is used by HGV vehicles using the route to and from Shipdham Airfield 
Industrial Estate. However, it is considered that it would be unreasonable to ask the 
applicant to provide a continuous footpath from the site, along Letton Road to the 
A1075.  Providing pedestrian access from the site to the A1075 would require a 
footpath of approximately 270m in length which is thought to be unreasonable for a 
development that would provide a net increase of only 11 dwellings.  Furthermore, it 
should be noted that there is not the space to provide an adequate footpath from the 
site to Letton Road unless the applicant acquired land all the way along this road.  AT 
present there are narrow grassy verges in front of many of the dwellings along Letton 
Road which are not of sufficient width to accommodate a footpath. The agent has 
raised other issues which support their claim that the provision of a footpath from the 
site to the A1075 would be unreasonable.  These issues include the small net 
increase in dwellings, the length of the required footpath, the need for third party 
land, increased urbanisation, the location of the site within a 30mph limit zone and 
finally that there are no known accidents on this stretch of Letton Road. The agent 
has stated that they are prepared to provide a footpath along the front of the site and 
the Council has received conditions from NCC Highways in the case of an approval. 
 
NCC Highways also stated that a new access way needs to be provided to the 
nursery if the current access way is closed as part of the proposal.  However, the 
agent has stated in a letter that the nursery would be closed down by the owner if 
planning permission is granted. 
 
 
8.  RECOMMENDATION  
It is recommended that the application be approved, subject to conditions and a s106 
agreement in respect of the affordable housing contribution and contribution towards 
open space. 
 
 
 


