
 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/0988/F CASE OFFICER Mark Simmonds

LOCATION: SHIPDHAM APPNTYPE: Full
Land adjacent Larwood Way POLICY: Out Settlemnt Bndry
Shipdham ALLOCATION: N

CONS AREA: N

APPLICANT: Clayland Estates Ltd
The Glass House Lynford Gardens

LB GRADE: N

AGENT: Clayland Architects
The Glass House Lynford Gardens

TPO: N

PROPOSAL: Proposed residential development of 8 dwellings

REASON FOR COMMITTEE CONSIDERATION

The proposal falls outside of the settlement boundary and is therefore contrary to adopted policy.  The
proposal is to be determined by Planning Committee as the application has been 'Called-In' by a Breckland
Councillor.

KEY ISSUES

Principle of development
Impact on character and appearance of area
Amenity impact
Highway safety
Impact on trees
Impact on Ecology
Contamination
Flood Risk

DESCRIPTION OF DEVELOPMENT

The application seeks full planning permission for the erection of eight dwellings on land adjacent to Larwood
Way in Shipdham. Access is proposed from an existing farm entrance from Mill Road via a new long road
which is to the south west of the proposed site. A new footpath has also been proposed joining onto Larwood
Way to the north of the site.

The proposals also include the provision of a new car park connecting to the existing cemetery. The Design
and access statement states that following discussions with the Parish Council this proposal will allow funeral
hearses and vehicles to park closer to the rear plots at the cemetery and alleviate the current situation which
requires pallbearers to make a long journey down the length of the cemetery. The car park could also be for
visitors with restricted mobility to use it to park closer to the cemetery. The land for the car park would be
dedicated to the parish and planted with new tree planting and hedge screening.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 28th October 2019

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



 

 

 

 

 

Plot 1 - 3 bedroom, 1.5 storey chalet bungalow with integral garage.
Plot 2 & 3 - 3 bedroom, 1.5 storey chalet bungalow with integral garage.
Plot 4 - 3 bedroom, 1-storey bungalow.
Plot 5 - 4 bedroom, 2-storey, with integral garage and carport.
Plot 6 - 4 bedroom, 2-storey, with integral garage.
Plot 7 - 4 bedroom, 2-storey, with integral garage.
Plot 8 - 4 bedroom, 2-storey, with integral garage and carport.

SITE AND LOCATION

The application site comprises approximately 0.49ha of land to the south of Larwood Way and Greenwood
Way, Shipdham.  It is located outside but adjacent to the Settlement Boundary of Shipdham.  Residential
development is located to the north boundary of the site, to the east is agricultural land, to the south is
grassed land and further south more agricultural land. To the west the proposed site would be adjacent to the
rear of the village cemetary.  The site is bordered by trees along the south east boundary and much of the
north west boundary too.

EIA REQUIRED

No

RELEVANT SITE HISTORY

None.

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.01 Housing
CP.04 Infrastructure
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
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DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

SHIPDHAM P C
Shipdham Parish Council are in favour of this development but would like the gate access from the car park
to be widened for vehicles/digger access.
NORFOLK COUNTY COUNCIL HIGHWAYS
It is noted that whilst vehicular access is from Mill Road a private footpath link is being constructed between
the site and Larwood Way to provide pedestrian access to village services and amenities including the
school. I recommend a condition be imposed to ensure that the footpath remains open and available for use.
Whilst I would have preferred vehicular access be gained via Larwood Way, given the inclusion of pedestrian
access, I consider it would be difficult to substantiate an objection for this reason.
CONTAMINATED LAND OFFICER
I have looked at the application submitted and, based on both the accuracy of the information provided and
the current records of contaminated land issues we hold to date, I recommend approval providing the
development proceeds in line with the application details and subject to conditions to alleviate any
environmental concerns.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The Preliminary Ecological Appraisal (Riverdale Ecology; no date) and Phase 2 Ecological Surveys
(Riverdale Ecology; no date) reports submitted in support of this application are fit for purpose. We agree
with the proposed mitigation measures outlined in section 4 of the Preliminary Ecological Appraisal
(Riverdale Ecology; no date) and section 4.2 of the Phase 2 Ecological Surveys (Riverdale Ecology; no date)
to reduce the likelihood of impacts on ecological receptors. With regards to signage (section 4.3.5), we
recommend using a general wildlife hazard sign placed along the access road, featuring a picture of a
hedgehog rather than a badger. An Ecological Management Plan needs to be produced for the site informed
by the findings in the Preliminary Ecological Appraisal (Riverdale Ecology; no date) and Phase 2 Ecological
Surveys (Riverdale Ecology; no date). We support the proposed protection of the waste ground to the south
of the development for wildlife to provide net gains for nature on the site in accordance with para 170 of the
NPPF. Subject to conditions if you are minded to approve this application.
TREE AND COUNTRYSIDE CONSULTANT
No objection to the positioning of dwellings. Two mature Oak trees at the site entrance should be retained.
Any alterations to the existing access point will require an arboricultural method statement.
NORFOLK FIRE & RESCUE
Norfolk Fire and Rescue Service advise a condition and Informative.
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REPRESENTATIONS

Site notice erected from 22/08/2019 to 13/09/2019 and thirteen neighbours have been consulted.
Eight objections have been received, their comments are summarised below.

- Concerns of the effect on exisitng wildlife.
- Increase of traffic.
- Previous dumping ground from builders of current estate.
- Concerns regarding the creation of a footpath onto Larwood Way-loss of privacy, security.
- Noise and light pollution during and after construction.
- Shipdham is already struggling with traffic congestion and parking.
- Outside of the development boundary.
- Doctors and school to capacity.
- Car park for cemetery not necessary - already adequate parking.
- Residents being offered high fencing will not stop noise, loss of privacy,
- The proposed entrance to the site is lengthy and this is a massive intrusion into the countryside and wildlife.
- The site hasn't been earmarked for development within the local plan.
- The target for dwellings within the village has already been fulfilled.
- The entrance to the site is outside the 30mph speed restriction on the village.
- Additional traffic will be created along Mill Road.
- At school times access via Pound Lane is dangerous.

ASSESSMENT NOTES

1.0  Principle of development

1.1  This application seeks full planning permission for the construction of eight detached dwellings on land to
the south of Larwood Way and Greenwood Way, Shipdham. The site sits adjacent to the defined Settlement
Boundary of Shipdham.  Therefore, the proposal is contrary to Policies SS1, DC2, CP1 and CP14 of the
adopted Core Strategy.

1.2  At present the District cannot demonstrate a five year housing land supply.  Paragraph 11(d) of the
NPPF (2019) states that where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date, planning permission should be granted.  This
includes applications involving the provision of housing, where the Local Planning Authority cannot
demonstrate a five year supply of deliverable housing sites.  However, planning permission should not be
granted where policies in the NPPF that protect areas or assets of particular importance provides a clear
reason for refusing the development proposed.  In addition, planning permission should not be granted
where any adverse impacts of doing so would significantly and demonstrably outweigh the benefits when
assessed against the NPPF as a whole.

1.3  The NPPF (2019) constitutes guidance for LPAs and decision takers and is a material consideration in
the determination of planning applications to achieve sustainable development. The government outlines
three objectives to sustainable development: economic, social and environmental (paragraph 8). These
objectives give rise to the need for the planning system to perform a number of roles:

- an economic objective - contributing to building a strong, responsive and competitive economy, by ensuring
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that sufficient land of the right type is available in the right places and at the right time to support growth,
innovation and improved productivity; and by identifying and coordinating the provision of infrastructure;

- a social objective - supporting strong, vibrant and healthy communities, by ensuring that a sufficient number
and range of homes can be provided to meet the needs of present and future generations; and by fostering a
well-designed and safe built environment, with accessible services and open spaces that reflect current and
future needs and support communities' health, social and cultural well-being; and

- an environmental objective - contributing to protecting and enhancing our natural, built and historic
environment; including making effective use of land, helping to improve biodiversity, using natural resources
prudently, minimising waste and pollution, and mitigating and adapting to climate change, including moving
to a low carbon economy.

1.4  Paragraph 9 states that these objectives should be delivered through the preparation and
implementation of plans and the application of the policies in the NPPF. Planning policies and decisions
should play an active role in guiding development towards sustainable solutions, but in doing so should take
local circumstances into account, to reflect the character, needs and opportunities of each area.

1.5  In terms of the economic and social criteria, the proposed dwellings would be well located to services
and facilities (public house, school, post office, cafe, take-away, doctors surgery, leisure etc) and as such
would make a positive contribution in this regard.  Shipdham is identified as a Service Centre Village within
the adopted Core Strategy, containing adequate services and facilities to meet the day-to-day requirements
of existing residents, many of which would be within walking distance of the site.

1.6  Notwithstanding that the site lies outside the Settlement Boundary, albeit adjacent to it, the scheme is
considered to be in a sustainable location, and would provide residential development, 8 units, which would
positively contribute to the shortfall of housing in the District, including making effective use of land adjacent
to the defined Settlement Boundary.

2.0  Impact on character and appearance of area

2.1 Policy DC16 expects that all new development should achieve the highest standards of design. All design
proposals must preserve or enhance the existing character of an area. Policy CP11 on Protection and
Enhancement of the Landscape sets out that the landscape of the District will be protected for the sake of its
own intrinsic beauty.

2.2 The application proposes the erection of eight detached dwellings, a new car park for use by the
Cemetery and visitors and a new long access road from Mill Road. It is considered that proposed dwellings
and expanse of road to form the new access would result in a harmful and unacceptable visual intrusion into
the open countryside by reason of its length, open countryside location and lack of surrounding development,
the road would be in an area where the context is open and green and rural.

2.3 In light of the above, it is considered that the proposals would be detrimental to the existing character of
the area. Therefore, the proposals conflict with Policy DC16 and CP11 of The Core Strategy and paragraph
127 of the NPPF (2019).

3.0  Amenity impact

3.1 Policy DC1 seeks to protect residential amenity and that all new development must have regard to
amenity considerations and states that development will not be permitted where there are unacceptable
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effects on the amenity of neighbouring residents and future occupants.

3.2 The impact the development would have on the site and its surroundings is considered to fall within
acceptable parameters.  There would be no direct adverse effects as a result of loss of privacy, light or
overbearing impact.  Windows have been positioned on the proposed dwellings so as to avoid direct
overlooking.  It is concluded that the proposal will maintain an acceptable level of residential amenity for
existing residents and future occupants of the site, consistent with Policy DC1 of the adopted Core Strategy.

3.3 In conclusion, it is considered that the proposals comply with policy DC1 of the Core Strategy and
Paragraph 127 of The NPPF (2019).

4.0  Highway safety

4.1 Policy CP4 of the Core strategy seeks to ensure that all access and safety concerns are resolved in new
developments. Policy DC19 requires sufficient Parking for all new development.

4.2  The Norfolk County Council Highways Officer has been consulted and commented that it is noted that
whilst vehicular access is from Mill Road, a private footpath link is being constructed between the site and
Larwood Way to provide pedestrian access to village services and amenities including the school. They
recommend a condition be imposed to ensure that the footpath remains open and available for use. Whilst
they would have preferred vehicular access be gained via Larwood Way, given the inclusion of pedestrian
access, they consider it would be difficult to substantiate an objection for this reason.

4.3  In light of the above, the proposals comply with Policy CP4 and DC19 of the Core Strategy, subject to
conditons.

5.0  Impact on trees

5.1 Policy DC12 seeks to preserve the District's trees, hedgerows and other natural features and secure
appropriate landscaping schemes to mitigate the impact of, and complement, new development.

5.2  The Tree and Countryside Consultant has been consulted and advise that they have no objection to the
positioning of dwellings. Two mature Oak trees at the site entrance should be retained. Any alterations to the
existing access point will require an arboricultural method statement.

5.3 Therefore, the proposals have the ability to comply with Policy DC12 subject to conditions.

6.0 Ecological Impact

6.1 Both Core Strategy Policy CP10 and the NPPF (2019) require that development should contribute to a
net gain in biodiversity with an emphasis on improving ecological networks and linkages where possible.
The National Planning Policy Framework (2019) and policies CP6, CP8, CP10 and CP11 all promote the
conservation and enhancement of biodiversity through sustainable development.

6.2 The Natural Environment Team has been consulted and advised that the Preliminary Ecological
Appraisal (Riverdale Ecology; no date) and Phase 2 Ecological Surveys (Riverdale Ecology; no date) reports
submitted in support of this application are fit for purpose.
They agree with the proposed mitigation measures outlined in section 4 of the Preliminary Ecological
Appraisal (Riverdale Ecology; no date) and section 4.2 of the Phase 2 Ecological Surveys (Riverdale
Ecology; no date) to reduce the likelihood of impacts on ecological receptors. With regards to signage
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(section 4.3.5), they recommend using a general wildlife hazard sign placed along the access road, featuring
a picture of a hedgehog rather than a badger. An Ecological Management Plan needs to be produced for the
site informed by the findings in the Preliminary Ecological Appraisal (Riverdale Ecology; no date) and Phase
2 Ecological Surveys (Riverdale Ecology; no date). They support the proposed protection of the waste
ground to the south of the development for wildlife to provide net gains for nature on the site in accordance
with para 170 of the NPPF.

6.3 In light of the above, the proposals could comply with Policy CP10 and the NPPF (2019), subject to the
imposition of conditions.

7.0 Contamination

7.1 The Contaminated Land Officer has been consulted and advised that based on both the accuracy of the
information provided and the current records of contaminated land issues they hold to date, have no
objections providing the development proceeds in line with the application details and subject to conditions to
alleviate any environmental concerns.

8.0 Flood Risk and drainage

8.1 Policy DC13 relates to flood risk and paragraph 163 of the NPPF (2019) stipulates that when determining
planning applications, local planning authorities should ensure flood risk is not increased elsewhere and
development should only be allowed in areas at risk of flooding where, in the light of this assessment (and
the sequential and exception tests, as appropriate) it can be demonstrated that:

a) within the site, the most vulnerable development is located in areas of lowest flood risk, unless there are
overriding reasons to prefer a different location;

b) the development is appropriately flood resistant and resilient;

c) it incorporates sustainable drainage systems, unless there is clear evidence that this would be
inappropriate;

d) any residual risk can be safely managed; and

e) safe access an escape routes are included where appropriate, as part of an agreed emergency plan.

8.2  The application site is located within Flood Zone 1 and is, therefore, within an area at lowest risk of
flooding from various sources including that from rivers, tidal, reservoir and canal sources. The site is also in
a very low risk zone for surface water flooding.

8.3 In conclusion, the proposals are not in an area at risk of flooding from any sources, therefore, compliant
with Policy DC13 of the Core Strategy and paragraph 163 of the NPPF (2019).

9.0  Conclusion

9.1  In terms of the overall planning balance of the scheme, it is acknowledged that the proposals would
positively contribute to the shortfall of housing in the District, and that there is a public benefit from the
proposed cemetery car park, although no evidence that this is is essential has been submitted. However,
these limited benefits would not outweigh the harm caused by the unacceptable visual intrusion from the
proposed dwellings and the creation of an inappropriate expanse of road to access the development which
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would be detrimental to the existing character of the surrounding area, it is also considered to be an
inappropriate site as it cannot be accessed from the estate roads in the village. Therefore, the proposals
conflict with Policy DC16 and CP11 of The Core Strategy and paragraph 127 of the NPPF (2019).

RECOMMENDATION

The application is recommended for REFUSAL.

REASON(S) FOR REFUSAL

1 Unwarranted intrusion into landscape
The construction of the proposed access from Mill Road to this site would in the opinion of
the Local Planning Authority  result in an unwarranted intrusion into this rural landscape to
the detriment of the character and visual amenities of the area. The proposal would create
an inappropriate expanse of road to access the development which would be detrimental to
the existing character of the surrounding area, it is also considered to be an inappropriate
site as it cannot be accessed from the estate roads in the village. This would  be contrary to
policies DC16 and CP11 of the adopted Breckland Core Strategy and Development Control
Policies DPD (2009) as well as having regard to paragraph 127 of the NPPF ( 2019)  .
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