
Appendix C - Proposals for Shipdham 
 
Preferred Sites in Shipdham 
 
Coal Yard and associated buildings, north of Chapel Street 
 

POLICY SH1 
 
Land amounting to approximately 2.6 hectares is allocated for a residential 
development of 50 dwellings.  A minimum 960m2 of children’s play space will be 
provided on site along with related landscaping and facilities.  Development will be 
subject to compliance with adopted Core Strategy policies and: 
 

i. provision of  safe highway access from Chapel Street with appropriate 
improvements to ensure safety; 

ii. provision of safe pedestrian and cycle access to Chapel Street; 
iii. facilitate the relocation of a safe crossing point on Chapel Street 
iv. retention and enhancement of perimeter hedgerows and trees; 
v. provision of adequate planting and landscaping on the eastern boundary in 

order to create a more integrated edge to the settlement; and 
vi. investigation and remediation of any ground contamination 

 
The Council in conjunction with the Highway Authority will seek to secure necessary 
contributions to enhance access at Chapel Street, including off-site works.  
 

Description 
The site consists of a coal yard and small areas of arable fields.  The site is 
approximately 65% brownfield.  The southern boundary of the site fronts on to 
Chapel Street and consists of a garage, residential property, parts of the coal yard 
and a chip shop.  The site is in the centre of Shipdham and has very good access to 
local shops, primary health care, public transport and the primary school.  To the 
west and east and north of the site are arable fields.  Screening of the site to the west 
is good due to mature trees and hedges.  The site is screened less well to the east, 
therefore the existing use forms a visual detraction to the settlement edge. 
Residential development on the site could improve this settlement edge.   
 
Constraints 
The site has very few constraints.  The existing industrial use of the site may mean 
there is related ground contamination which will need remediation.  The site has 
access on to Chapel Street.  In order to achieve safe access it may be necessary to 
remove some of the buildings on the street front.  
 
The Breckland Settlement Fringe Landscape Assessment identified the site as being 
in a landscape with moderate/high sensitivity to change.  The development of the site 
could also affect the linear character of the settlement.  However, given that the 
majority of the site is already developed, the additional impact on the landscape will 
be minimal.  The residential development of the site could improve the settlement 
edge and improve local amenity.  
 
Deliverability 
The possible ground contamination on the site could affect the short-term 
deliverability of the site.  The SHLAA assessed the site as a deliverable site capable 
of delivering 72 homes between 2014 and 2019.  There is likely to be a need for off-



site highway improvements as a result of identification of site SH2; however it is 
considered that this is not a fundamental constraint to delivery.  
 
Any phasing of the site will be addressed as part of negotiations in the grant of 
planning permission.  This negotiation will also include any provision for the delivery 
of key infrastructure and services, including the provision of open space and 
affordable housing in accordance with the Development Plan. 

 
 
Land to the south of Chapel Street, formerly Thomas Bullock School 
Playing Field 
 

POLICY SH2 
 
Land amounting to approximately 1.2 hectares is allocated for a residential 
development of 30 dwellings.  The tenure of all dwellings on the site will be 
restricted to publicly owned social housing.  A minimum 576m2 of children’s play 
space will be provided on site along with related landscaping and facilities.  
Development will be subject to compliance with adopted Core Strategy policies and: 
 

i. provision of safe access on to Chapel Street with highways improvements to 
provide adequate visibility; 

ii. safe and convenient pedestrian and cycle access on to Chapel Street; 

iii. the retention of trees in the north western and south western section of the site. 
 
The Council in conjunction with the Highway Authority will seek to secure necessary 
contributions to enhance access at Chapel Street, including off-site works. 
 
Description 
The site is a large area of unused land in the centre of Shipdham.  The site was 
formerly the playing field for the former Thomas Bullock School.  The site is bordered 
by residential development to the east, west and south.  To the north is Chapel Street 
where there is vehicular access to the site.  Beyond Chapel Street is the coal yard 
and garage identified as part of site SH1.  The surrounding density of housing is 20-
25 dwellings per hectare. In order to respect the local character and to maintain 
green space in the village the proposed density of the site has been restricted to 25 
dwellings per hectare.   The site is in close proximity to local shops, primary health 
care, public transport and the primary school and is within the existing Settlement 
Boundary.   Therefore the site represents a very sustainable option for delivering 
housing need in Shipdham.    
 
Constraints 
The site is constrained by the access point on to Chapel Street due to limited 
visibility.  There are a number of trees on the site which have the benefit of Tree 
Preservation Orders.  These trees are valuable to the streetscape of Shipdham and 
should therefore be retained. 
 
There is a restrictive covenant on the site which allows the development of the site to 
be exclusively for publicly owned social housing only.  The development of the site 
therefore creates an opportunity to help address rural housing need.  
 
Deliverability  
The site was not tested in the SHLAA.  Breckland Council is the single owner of the 
site although there are no current proposals for development.  



Land to the South of Park Estate  
 

POLICY SH3 
 
Land amounting to approximately 0.9 hectares is allocated for a residential 
development of 20 dwellings.  Development will be subject to compliance with 
adopted Core Strategy policies and: 
 

i. the design and layout has regard to any future review of the Parklands 
Sheltered Housing Estate to the north; and 

ii. perimeter hedgerows and trees shall be retained and enhanced. 
 

 
Description 
The site is a small field used for livestock grazing.  The site is bordered by residential 
development to the north, east and west and is screened from the open countryside 
to the south by mature trees.  As such the development of the site would have 
minimal impact on the wider landscape.  The surrounding character is of fairly low 
density with the exception of the flats in the Parkland Estate to the north.  Therefore 
as the site is on the edge of the settlement, development on the site should be of a 
lower density (approximately 22 hectares). 
 
Constraints 
The site has very few constraints.  There are a number of trees on the site which will 
need to be retained in any development proposal.  This site is located within an area 
of moderate to high landscape sensitivity as classified by the Breckland Settlement 
Fringe Landscape Assessment.   However, as the site is well screened from the 
wider landscape and adjacent to residential estates, the impact on the landscape will 
be minimal.  The main constraint is the distance to services in the village.  The site is 
800m from local shopping facilities and primary health care provision and over 1.5 
km from the school.  Despite this the site is closer to these services than a number of 
alternative site options considered.   
 
Deliverability 
The SHLAA identified the site as being capable of delivering 21 homes over the 
period to 2014.  The land is under single ownership and will be available for 
development when required. 
 
 
 
REASONABLE ALTERNATIVE OPTIONS 
 
ALTERNATIVE OPTION SH4:  Residential Allocation of Land to the West of Old 
Post Office Street. 
 
Description/Capacity 
The site consists of a small arable field, and former nurseries.  A small part of the site 
(6%) is brownfield land.  The site is approximately 1.93 hectares and is capable of 
delivering 50 homes.  The site is fairly well screened from the wider landscape due to 
hedgerows and tree belts.  To the north and east of the site are residential properties.  
There is also a garage to the east of the site on Old Post Office Street.  Access can 
be achieved from Old Post Office Street.  The existing nurseries on the site are 
disused and are detrimental to the visual amenity of the area. 
 
 



Reasons why the site is not a preferred choice 
The site is increasingly remote from village services.  It is approximately 1km from 
the centre of the village where there are shopping facilities and primary health care 
provision and nearly 1700m from the primary school.  It is likely that due to these 
distances, most journeys to essential services will be made by private car, in 
particular journeys to the school.  Therefore in comparison to other sites in the 
village, the development of this site is less sustainable.   
 
 
ALTERNATIVE OPTION SH5:  Residential Allocation of Land to the West of Old 
Post Office Street and land to the east of Little Hale Road. 
 
Description/Capacity 
The site consists of the land considered in Alternative Option SH4 and part of the 
adjacent field to the west (formerly proposed site [085]014).  The sites together are 
approximately 3.67 hectares and are capable of accommodating 100 homes.  The 
eastern section of the site (SH4) is very well screened from the wider landscape.  
The western section of the site is much more exposed, particularly on the south 
western boundary where there is no screening or physical boundary to the site.  
Access can only be achieved through the eastern section of the site on to Old Post 
Office Street.  The access on to Little Hale Road would only be suitable for 
emergency access.  
 
Reasons why the site is not a preferred choice 
The development of the site would involve a large-scale development in an area that 
is very remote from village services.  The site is approximately 1km from the centre 
of the village where there are shopping facilities and primary health care provision 
and the western extremes of the site are nearly 2km from the primary school.  It is 
likely that due to these distances, most journeys to essential services will be made by 
private car, in particular journeys to the school.  Therefore in comparison to other 
sites in the village, the development of this site is less sustainable. The western 
section of the site would also likely have a detrimental impact on the local landscape, 
due to the lack of an existing physical boundary in an exposed area of landscape.    
 
 
ALTERNATIVE OPTION SH6: Residential Allocation of Land South of A1075. 
 
Description/Capacity 
The site is a small arable field on the eastern edge of Shipdham.  The site is fairly 
well screened by mature hedges and trees to views from the east and development 
of the site could create a more integrated edge to the settlement.  To the north of the 
site is the A1075 where access can be achieved.  Beyond the A1075 is open arable 
farmland.  To the west of the site are fairly modern residential properties which are 
poorly screened.  To the south is a larger arable field.  The southern boundary has 
no physical boundary, however, the field to the south has mature boundaries and due 
to the relatively flat nature of the site, it is well screened from the surrounding 
landscape.    The site is approximately 1.35 hectares and is capable of delivering 50 
dwellings. 
 
 
Reasons why the site is not a preferred choice 
Whilst the impact on the landscape would be fairly minimal the site is remote from 
village services.  The site is approximately 1.2km from the centre of the village where 
there are shopping facilities and primary health care provision.  The site is 150m from 
the nearest bus stop and is just over 1km from the primary school.  It is likely that due 



to these distances, most journeys to essential services will be made by private car.  It 
may also be that as the site is on the east of the village new residents may use the 
facilities of Dereham rather than Shipdham.  Therefore in comparison to the preferred 
sites in the village, the development of this site is less sustainable. 
 
 
 
ALTERNATIVE OPTION SH7: Residential Allocation of Land South of A1075 
and to the rear of Walnut Meadow. 
 
Description/Capacity 
The site consists of two arable fields to the east of Shipdham.  The northern field 
consists of land forming Alternative Option SH6.  The site is approximately 4.55 
hectares and capable of delivering 100 homes.  The site is well screened by mature 
trees and hedge rows on all sides with the exception of the northern side where the 
site fronts the A1075.  Beyond the A1075 is open arable farmland.  To the east and 
south of the site are arable fields.  To the west of the site are fairly modern residential 
properties which are poorly screened.  As such the development of the site could 
create a more integrated edge to the settlement.   
 
Reasons why the site is not a preferred choice 
Whilst the impact on the landscape would be fairly minimal the allocation of the site 
would create a large development in an area that is remote from village services.  
The southern extremes of the site are approximately 1.5km from the centre of the 
village where there are shopping facilities and primary health care provision and over 
1.4km from the primary school.  It is likely that due to these distances, most journeys 
to essential services will be made by private car.  It may also be that as the site is on 
the east of the village new residents may use the facilities of Dereham rather than 
Shipdham.  Therefore in comparison to the preferred sites in the village, the 
development of this site is less sustainable. 
 
 
ALTERNATIVE OPTION SH8: Residential Allocation of Land to the north of 
Chapel Street. 
 
Description/Capacity 
This option presents an extension to the Preferred Option SH1 into the adjacent 
arable field to the east.  The site is approximately 6.26 hectares and capable of 
delivering more than the 100 homes requirement for Shipdham.  100 homes could be 
accommodated on the site at an average density of approximately 15-16 dwellings 
per hectare.  The site in total is approximately 26% brownfield.  The site is bordered 
by arable fields to the north, east and west.  The site is fairly well screened on the 
western boundary, but the eastern and northern boundaries are much more open.  
The surrounding landscape is very exposed in character and is made up of fairly 
large fields.    
 
 
 
 
Reasons why the site is not a preferred choice 
The site would form a large extension into open, exposed countryside.  As there are 
no physical boundaries to the east and north, adequate screening would be difficult.  
The extension of development this far to the north on undeveloped land would also 
affect the linear character of the village.  The Breckland Settlement Fringe 
Landscape Assessment identifies the site as being within a moderate to high 



sensitivity character area. This site also lies on the northern edge of the settlement 
boundary which is thought to be more inherently sensitive to development.  As such 
the development of the site would from an unnatural extension to the village.   
 
 
ALTERNATIVE OPTION SH9: Residential Allocation of Land to the rear of 68-74 
Market Street. 
 
Description/Capacity 
The site consists of a number of residential gardens to the rear of numbers 68-74 
Market Street.  The site is approximately 0.87 hectares and capable of 
accommodating 20-25 dwellings.  The dwellings of 68, 70, 72 and 74 are all fairly 
large and well spaced along the frontage on Market Street.  Access to the site would 
be through the garden of number 68.  To the east of the site is an area of 
undeveloped land.  To the south and west of the site is a large arable field.  The site 
is well screened from the wider landscape.  
 
Reasons why the site is not a preferred choice 
The immediate character of the area is of relatively low density development on the 
street front of Market Street.  The development of this site would form ‘backland’ style 
development which in this location will be out of character with the surroundings.  
There are a number of mature trees on the site that further add to the character of 
the village, it is unlikely that development could be accommodated on the site without 
the loss of the trees. 
 
 Although the site is closer to the village services than some of the other alternative 
options, it is still 800m from the village centre and 700m from the school. Therefore in 
this respect the site is less sustainable than the preferred options.  
 
There are some concerns with access, although it is likely that access can be 
achieved though the garden of 68 Market Street, it is likely that the access which will 
serve 20 homes would impact upon the residential amenity of 68 Market Street.  It 
may therefore be necessary to remove 68 Market Street in order to appropriately 
access the site.   
 
 
ALTERNATIVE OPTION SH10: Residential Allocation of Land to the South of  
Larwood Way. 
 
Description/Capacity 
The site is a small area of undeveloped unused land on the southern edge of 
Shipdham.  The site is approximately 0.75 hectares and is capable of 
accommodating 20 dwellings.  To the north of the site is a residential estate.  To the 
east of the site is a large arable field.  To the south and west is vacant land formerly 
used as a quarry.  There is no physical boundary to the site to the south.  The site is 
fairly well screened from the wider landscape by mature trees and hedges.  Access 
can be achieved to the site from Larwood Way.  Parts of the site were formerly used 
as a quarry. 
 
Reasons why the site is not a preferred choice 
The main concern with this site is its former use as a quarry.  It is likely that there 
could be contaminated land and land stability issues that would need monitoring and 
remediation.  This could affect the timely delivery and viability of the site. 
 
 



ALTERNATIVE OPTION SH11: Residential Allocation of Land to the West of  
Swan Lane. 
 
Description/Capacity 
The site is a small area of a agricultural field fronting on to Swan Lane.  The site is 
approximately 0.66 hectares.  Due to the width of Swan Lane and junction with 
Market Street, the site would not be suitable for anymore than 8-10 dwellings.  This 
would form a development fronting on to  Swan Lane.  To the west and north of the 
site are agricultural fields.  To the south and east are residential properties along 
Swan Lane.  The site has no screening from the wider landscape. 
 
Reasons why the site is not a preferred choice 
The site is a small site which would deliver a maximum of 10 dwellings which would 
deliver little planning gain benefit to the village.  The site is in a less accessible 
location than most of the preferred sites and thus presents a less sustainable option.  
The site is very open in nature and has little screening.  As such development of the 
site would form an unnatural, unnecessary and intrusive extension into the 
countryside. 
 
 
ALTERNATIVE OPTION SH12: Residential Allocation of Land to the North of 
the A1075. 
 
Description/Capacity 
The site is a section of a large arable field on the eastern edge of Shipdham.  The 
whole field was originally promoted to the Council and consulted on as site [085]041.  
The site is approximately 4 hectares and is capable of accommodating 100 
dwellings.  The site has frontage on to the A1075 to the south. There are some 
residential properties to the south west of the site that front on to the A1075.   The 
rest of the site is surrounded by agricultural fields.  There are no physical boundaries 
on the eastern and western sides of the site.  To the north of the site is Halls Lane 
which separates the field from larger arable fields to the north. However, there is no 
planting on any of the boundaries.  Therefore the site and its surroundings are very 
open and exposed in nature.   
 
Reasons why the site is not a preferred choice 
The surrounding landscape of the site is very open in character.  The Breckland 
Settlement Fringe Landscape Assessment states that views to the east are more 
sensitive to change due to the extent of visibility in this area.  The field which the site 
occupies is very large with few physical boundaries and screening.  The site itself 
has no screening.  Therefore the development of the site would form an unnatural 
extension to the village and would have a detrimental impact on local landscape. 
 
The allocation of the site would create a large development in an area that is remote 
from village services.  The northern extremes of the site are approximately 1.4km 
from the centre of the village where there are shopping facilities and primary health 
care provision and over 1.3km from the primary school.  It is likely that due to these 
distances, most journeys to essential services will be made by private car.  It may 
also be that as the site is on the east of the village new residents may use the 
facilities of Dereham rather than Shipdham.  Therefore in comparison to the preferred 
sites in the village, the development of this site is less sustainable. 
 
 
ALTERNATIVE OPTION SH13: Residential Allocation of Land to the North of 
the A1075. 



 
Description/Capacity 
This site represents the southern portion of SH14.  The site is approximately 1.96 
hectares and capable of delivering 50 homes.  The site has frontage on to the A1075 
to the south. There are some residential properties to the south west of the site that 
front on to the A1075.   The rest of the site is surrounded by agricultural fields.  There 
are no physical boundaries on the eastern, western and northern sides of the site. 
 
Reasons why the site is not a preferred choice 
The surrounding landscape of the site is very open in character.  The Breckland 
Settlement Fringe Landscape Assessment states that views to the east are more 
sensitive to change due to the extent of visibility in this area.  The field which the site 
occupies is very large with few physical boundaries and screening.  The site itself 
has no screening.  Therefore the development of the site would form an unnatural 
extension to the village and would have a detrimental impact on local landscape, 
albeit less of an impact than SH12 due to the size of the site. 
 
The site is remote from village services.  The site is approximately 1.3km from the 
centre of the village where there are shopping facilities and primary health care 
provision and over 1.2km from the primary school.  It is likely that due to these 
distances, most journeys to essential services will be made by private car.  It may 
also be that as the site is on the east of the village new residents may use the 
facilities of Dereham rather than Shipdham.  Therefore in comparison to the preferred 
sites in the village, the development of this site is less sustainable. 
 


