
BRECKLAND COUNCIL 
 
DEVELOPMENT CONTROL COMMITTEE – 5th NOVEMBER 2007 
 
REPORT OF DEVELOPMENT SERVICES MANAGER 
(Author: Nick Moys, Principal Planning Officer (Major Projects)) 
 
SHIPDHAM: RESIDENTIAL DEVELOPMENT, LAND OFF CHURCH CLOSE 
Applicant: ABEL HOMES LIMITED 
Reference: 3PL/2007/1234/F. 
 
 

Summary – This report concerns a planning application for the residential 
development in the village of Shipdham.  Subject to the resolution of outstanding 
issues relating to trees, ecology, drainage and access, it is recommended that the 
application is approved. 

 
 
1.   INTRODUCTION 
This report concerns an application for full planning permission for residential 
development on land off Church Close, Shipdham.   The development proposed 
comprises the construction of 43 dwellings.  It would a wide range house types, 
ranging from 1 bedroom apartments to 5 bedroom houses, together with 13 units of 
affordable housing.  Vehicular access to the development is proposed off Church 
Close/High Street, with a pedestrian/cycleway access off Mill Road.  The application 
is supported by a number of technical reports, including a Design & Access 
Statement, a Flood Risk Assessment, a Tree Survey, an Archaeological Report and 
an Ecological Report.  Detailed amendments have been made to the proposals in the 
light of responses from consultees. 
 
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 comprises mainly rough grassland, enclosed by mature trees 
and is bisected by a small stream.  The Mill Street frontage plot includes a 
dilapidated former social club building and a small barn.  A large mound containing a 
former icehouse is located adjacent to the High Street entrance.  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 objected to the application due to concerns about the 
scale of development proposed and highway safety.  Particular concerns are raised 
about the impact of the proposal on safety on the busy A1075, and the lack of 
pedestrian facilities on both the A1075 and Mill Road.     
 



The Highway Authority has raised no objection to the application.  A number of 
detailed revisions to the layout and design of the new estate road have been sought.   
 
Norfolk County Council has requested that financial contributions be made to local 
education (£17,677) and library (£2,150) services. 
 
The Environment Agency has objected to the application on the grounds that the 
proposals do not take sufficient account of flood risk issues.  Further comments from 
the Agency are awaited following the submission of additional information by the 
applicant.  
 
Norfolk Landscape Archaeology has advised that the site is of considerable 
archaeological interest as it contains a number of well-preserved remains dating from 
the early Saxon period through to medieval times.  In order to secure the proper 
preservation of these remains, NLA has requested that a condition be attached to 
any permission requiring a programme of archaeological mitigation work.  
 
The Council’s Tree & Countryside Officer has generally welcomed the applicant’s 
approach to the protection and retention of existing trees.  Some detailed concerns 
have been raised however.  Concerns have also been raised about the filling in of an 
existing pond and the impact generally of the development on wildlife.   
 
The Council’s Planning Policy Officer has raised no objection subject to policies 
relating to affordable housing, open space and the historic environment being 
satisfied. 
 
The Council’s Housing Enabling & Projects Officer has requested the provision of 13 
affordable dwellings. 
 
The Council’s Contaminated Land Officer has raised no objection subject to 
conditions requiring further site investigation.   
 
Letters of objection have been received from local residents, raising concerns 
principally about increased traffic, the scale of the development, village 
character,wildlife impact, residential amenity, boundary treatments and local drainage 
problems.  To date, 5 letters of objection have been received. 
 
5.  POLICY 
The application site falls within the Settlement Boundary for Shipdham, as defined in 
the Breckland District Local Plan.   Relevant ‘saved’ Local Plan policies include 
Policies HOU.4, ENV.6 and TRA.5.  The guidance set out in Biodiversity 
Supplementary Planning Guidance for Norfolk is also relevant.   At a national level, 
policies set out in PPS 3 Housing, PPS 7 Sustainable Development in Rural Areas, 
PPS 9 Biodiversity and Geological Conservation, PPG 15 Planning and the Historic 
Environment and PPG 13 Transport are particular relevant.    
 
6.  ASSESSMENT 
The principal issues raised by the application concern: i) the extent to which the 
proposals would accord with local and national planning policy relating to housing 
development, ii) the likely impact of the development on the character of the area and 
amenity, iii) open space provision, iv) the effects of the development on trees and 
local ecology, v) highway safety, and vi) flooding.   
 
 
 



Policy 
It is considered that the development of the site for housing accords in general terms 
with relevant local and national planning policy.  The proposal would secure the 
development of vacant land within the built up area of the village, in a location which 
is generally well related to existing facilities and services.  Whilst saved Local Plan 
Policy HOU.4 permits only small scale developments in villages like Shipdham, it is 
considered that greater weight must be given to more recent national policy, as set in 
PPS 3, with its emphasis on the need to accommodate new housing in appropriate 
locations within existing settlements.  It is also relevant to note that Shipdham has, 
during the course of the preparation of the LDF, been identified as a potential local 
service centre and therefore as being suitable for further development.  The scale of 
development proposed is considered to be consistent with both PPS 3 and emerging 
LDF policy. 
 
Local character 
It is considered that the proposed development would generally relate well to the 
character and appearance of the area.  Particular attention has been focussed by the 
developer on the design of the development.  The development would include a 
range of house types of traditional design, incorporating elements of local vernacular 
architecture.  Development density would vary across the site, with houses grouped 
in different ways to create visual interest and a sense of place.  Whilst the overall 
development density proposed would, at around 20 DPH, be lower than that 
generally sought by PPS 3, it is considered that, in this instance, this can be justified 
by the need to pay regard to local character and other physical constraints within the 
site.   The proposed dwellings have been laid out and designed to minimise 
overlooking and loss of amenity to neighbouring dwellings. 
 
Recreation provision 
Saved Local Plan Policy REC.2 requires housing developments of this sort to include 
public open space to meet the recreational needs of future residents.  However, no 
open space is included within the current proposal, and instead a financial 
contribution of £50,000 has been offered towards improved facilities in the locality.  
Subject to further discussions with the Parish Council, this contribution could be 
directed towards the provision of improved facilities at the village recreation ground, 
Bullock Park.  Given that the application site is located close to Bullock Park, and that 
the contribution offers the potential to secure wider community benefits, this 
approach is considered to be reasonable.    
 
Trees/Ecology 
The development site includes a considerable number of existing mature trees, 
mainly located on the boundaries of the application site.  The site also includes a 
stream and a shallow pond. 
 
The proposed site layout has been designed to minimise the impact of the 
development on existing trees.  From a total of 170 trees within the site, only 12 
would be removed, most of which are of limited amenity value.  All trees removed 
would be replaced by heavy standard trees.  Special construction techniques would 
be used for the proposed access road where it passes within the root protection 
areas of important trees.  Houses have generally been arranged to minimise 
problems of shading.  Overall it is considered that, subject to the resolution of some 
detail design matters, tree constraints have been handled well. 
 
The submitted Ecological Survey Report suggests that no protected species are 
present within the site, although it is acknowledged that the site is used by bats for 
feeding.  The Report recommends the use of native species landscaping and the 



provision of bird and mammal boxes to promote the wildlife value of the site following 
development.  Alterations to the small barn and icehouse mound are also promoted 
to accommodate bats.  Discussions are on-going to determine how best measures to 
protect and enhance the wildlife value of the site can be secured.  The results of 
these discussions will be reported verbally. 
 
Highway safety 
The proposed development has given rise to considerable local concern about 
highway safety.  Objections have been raised by the Parish Council, and local 
residents, although the Highway Authority is content with the application.   
 
Mill Road is not suitable to cater for any significant increase in traffic.  Accordingly, 
vehicular access to the development is proposed off Church Close/High Street 
(A1075), with access off Mill Road limited to a footway/cycleway link.  The new 
access road onto the A1075 has been designed to the Highway Authority’s 
requirements.   Whilst visibility towards the Church Close bends is limited, the 
achievable splay is considered to adequate by the County Council given the speed of 
traffic.   
 
The development would provide a useful pedestrian link between the High Street and 
Mill Road, avoiding Church Close where there are no footways, but this benefit is to 
some extent compromised by the difficulties associated with crossing the A1075, 
particularly for parents and children looking for a safe route to the local school.  
Some form of traffic restraint measures on the A1075 or a formal crossing would 
perhaps help to address local concerns, but no such measures are currently 
proposed by the applicant or required by the Highway Authority.  Members will recall 
that previous efforts to secure agreement on traffic restraint measures on the A1075 
in connection with a proposed housing development on Mill Road were unsuccessful.   
As far as Mill Road is concerned, a short section of new footway is proposed to link 
with existing paths.  Further improvements to pedestrian facilities on Mill Road are 
under discussion currently.    
 
Flooding  
A number of concerns about the flooding and the proposed drainage arrangements 
were raised by the Environment Agency in response to the application as submitted.   
Subsequently, a full Flood Risk Assessment Report has been provided in support of 
the application.  This details measures to prevent flooding, including attenuation of 
surface water flows using on-site storage and hydro-brake devices.  It is proposed to 
tackle problems of ponding of surface water, both within the site and on adjacent 
properties, by the construction of a dry swale adjacent to the site boundary.  Further 
consideration of the impact of this proposal on existing trees is required.   Any 
additional comments from the Environment Agency will be reported verbally. 
 
7. RECOMMENDATION 
It is considered that residential development of the site as currently proposed is 
broadly acceptable.  However, some details matters relating to trees, ecology, 
drainage and access, as outlined above, require further consideration in order to 
secure a satisfactory development.  Subject to these matters being resolved, it is 
recommended that permission be granted subject to conditions relating to materials, 
landscaping, tree protection, ecology, boundary treatments, slab levels, archaeology, 
access, parking and drainage.  A section 106 agreement would also be required 
relating to affordable housing provision and contributions to recreation facilities, 
schools and library services.  

 


