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Summary – This report concerns proposals to make minor amendments to the 
layout and design of an approved housing scheme at Shipdham.  Changes are also 
proposed to the design of the surface water drainage system.  It is recommended 
that the application is approved subject to conditions.   

 
 
1.  INTRODUCTION 
This report concerns an application to vary conditions attached to a planning 
permission granted for the development of 43 dwellings on land off Church Close, 
Shipdham.  It is proposed to vary condition 2 of the permission to allow for the siting 
of twelve dwellings to be adjusted and for house type changes on two of those plots.  
It is also proposed to vary condition 16 and remove condition 18 to allow revised 
surface water drainage proposals to be implemented.  The permission would 
otherwise remain unchanged.   
 
Planning permission was granted for residential development in December 2008.  
The approved development includes the erection of 43 dwellings, a new access and 
estate road and associated landscaped open spaces.  A range of 1, 2, 3, 4 and 5 
bedroom properties, including 12 units of affordable housing, would be provided.  A 
new vehicular access to the development is proposed off Church Close/High Street, 
with a pedestrian only access off Mill Road.   
 
The application site is located close to the centre of the village of Shipdham.  It 
comprises an irregularly shaped parcel of undeveloped land extending to 
approximately 2.2 hectares.  The site has road frontages onto Church Close/High 
Street and Mill Road.  The site is adjoined on all sides by existing residential 
development.  The site includes a number of preserved trees and is bisected by a 
stream.  Part of the site falls within the Shipdham Conservation Area.  
 
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.  CONSULTATIONS 
Shipdham Parish Council has raised concerns about the level of information provided 
to support the proposals to amend the approved development.  The Parish Council 



has re-stated its original concerns about the proposed access onto the High Street 
(A1075).  
 
The Highway Authority has raised no objection to the application. 
 
The Environment Agency has raised no objection subject to new conditions on 
surface water drainage.     
 
Anglian Water has raised no objection to the application. 
 
The Tree & Countryside Officer has raised no objection.   
 
The Historic Buildings Officer has made no comment on the application.  
 
Objections have been received from a number of local residents raising concerns 
about drainage/flooding, removal of trees, access and loss of residential amenity.   
 
5.  POLICY  
National planning policy of particular relevance is set out in PPS 3 ‘Housing’ and 
PPS25 ‘Planning & Flood Risk’.  At a local level, the following Core Strategy Policies 
are particular relevant: DC1 (Amenity), DC2 (New Housing), DC12 (Trees & 
Landscape), DC16 (Design) and DC17 (Historic Environment).    
 
6.  ASSESSMENT 
The principal issues raised by the application concern: i) the adequacy of the 
proposed surface water drainage arrangements, and ii) the effect of the proposed 
design revisions on the appearance of the development and the amenities of local 
residents.  
 
Surface water drainage 
The approved surface water drainage system would restrict surface water discharges 
from the development to the existing greenfield run-off rate in order not to cause 
flooding problems in the surrounding area.  During storm events excess surface 
water would be stored in underground storage structures and above ground swales, 
containing a 1 in 100 year storm event within the site 
 
In order to meet Anglian Water requirements to provide storm water storage within 
their adoptable pipe network for 1 in 30 year event, it has been necessary to re-
design the surface water drainage system.  The new scheme includes enlarged 
underground pipes and additional underground storage structures.  The latter would 
replace a series of above ground swales proposed previously in the form of ‘dry 
lagoons’.  A linear swale feature adjacent to the site boundary would be retained from 
the original scheme. The general principles of the scheme to limit discharges to 
existing rates would to remain unchanged.   
  
Objections were raised initially by the Environment Agency to the revised proposals 
as insufficient information relating to design calculations had been provided.  
Following receipt of further information, the Environment Agency has confirmed that 
the revised drainage is considered to be acceptable.   
 
Run off from the site would be controlled by hydrobrakes to ensure that flood risk 
beyond the site would not be increased.  Submitted information has demonstrated 
that the system could store within the site rain water from a 1 in 100 year storm event 
plus climate change without resulting in flooding on site.  The swale and filter drain 
proposed adjacent to the site boundary has been designed to control ponding of 



surface water on the site and adjacent land.  Although the replacement of other 
swales with underground storage structures would reduce the potential for 
biodiversity enhancements, it is considered that ample opportunities would remain 
elsewhere on the site for such improvements. 
 
Local character/amenity 
The majority of the proposed changes to the development layout involve small 
changes to the position of houses within their plots.  Typically the siting adjustments 
involve movements of 1-2 metres, though on one plot a larger movement is proposed 
in order to achieve adequate separation from a proposed pumping station.  Where 
house type changes are proposed, the new house designs have been approved 
elsewhere on the development and would be similar in size and form to the units they 
would replace.    
 
It is considered that the proposed changes to the house types and layout would not 
have any significant impact on the appearance of the approved development.  The 
character of the approved street scenes and pattern of building would be maintained. 
Nor is it considered that the proposed changes would have any material effect on the 
amenities enjoyed by adjacent residents when compared to the approved scheme.   
None of the houses would be closer to the site boundaries and no significant 
changes are proposed to the orientation of houses such that overlooking would be 
increased.  No additional tree removal is proposed as a result of the proposed 
revisions. 
  
7.  RECOMMENDATION 
It is recommended that planning permission  is granted for the revised scheme, 
subject to a new condition relating to surface water drainage.   All other conditions 
would remain as per the current planning permission. 
 

 

 


