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Summary – This report concerns a proposal for residential development on the edge 
of Shipdham, outside of the defined Settlement Boundary.  The application seeks full 
planning permission for the erection of 11 dwellings.  Key issues relate to highway 
safety, neighbour amenity, impact upon local character, archaeology.  It is 
recommended that the application is refused. 
 
 
1.   INTRODUCTION 
The application seeks full planning permission for a residential development at land 
to the east of Pound Green Lane, Shipdham.  The layout provides 11 dwellings 
consisting of 2 x 4 bedroom houses, 4 x 3 bedroom houses, 3 x 3 bedroom 
bungalows, 2 x 2 bedroom bungalows.  The site would be served via an access onto 
the existing Pound Green Lane.  The affordable housing contribution consists of 2 x 3 
bedroom houses and 2 x 2 bedroom bungalows.  The site currently forms an area of 
agricultural land.  
 
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 
 
3PL/2010/1095/O - Erection of 35 dwellings with associated open space, access and 
infrastructure -  Refused. 
 
5.  CONSULTATIONS 
 
Shipdham Parish Council –To be reported verbally. 
 
Tree & Countryside Officer –  The recommendations made by JBA in their Phase 1 
Habitat Survey Sections 5 & 6 form a good basis to satisfy the policy requirement 
(CP10).  These suggestions need to be confirmed in location and intent by the 
applicant together with the recommendations detailed in section 5 & 6 of the JBA 
Great Crested Newt Survey.  
 
 



The trees and hedges on and adjacent to the site have been adequately considered. 
Tree protection fencing 3414 should be appended to any consent. 
 
Housing Enabling and Projects Officer - Supports the application as there is an 
identified need for affordable housing in Shipdham.   
 
Planning Policy Officer - Objection.   
This application is a resubmission of application 3PL/2010/1095/O, which was for a 
larger development. This site is for 11 dwellings outside of the settlement boundary in 
Shipdham.  Shipdham is allocated as a Local Service Centre village with a positive 
housing allocation (85 of which are remaining to be allocated) within the Core 
Strategy and Development Control Policies DPD.  
 
PPS3 Housing is of relevance to this application, and in particular paragraphs 69 and 
71. The design and access statement accompanying this application refers to the 
lack of a five year supply of deliverable land within the District. Housing allocations 
within Shipdham are being considered through the Site Specifics Policies and 
Proposals DPD, which has now been submitted to the Planning Inspectorate for 
examination and when adopted will meet Shipdham's housing needs in line with the 
Core Strategy. Due to the advanced stage in the preparation of this document, it is 
consider that the application for the development of this site is premature. Further 
guidance on prematurity is contained within 'The Planning System: General 
Principles' which considers at paragraph 17 that refusal on the grounds of 
prematurity may be appropriate where the cumulative effect of the development is so 
significant that it could compromise the document by predetermining the scale, 
location or phasing of housing contrary to the DPD. If this proposal were to be 
approved in advance of the Site Specifics, the scale of housing left to be identified 
through this DPD would be reduced by 13%. This would also introduce a scale of 
housing into an area of Shipdham where this has not been endorsed through the 
DPD process and may adversely affect the spatial choice of sites remaining to be 
allocated. 
 
In addition to the above comments, similar concerns are still raised from the previous 
application; this includes the impact of the development of this site on the form and 
character of the settlement in this area. DC16 Design states that development should 
compliment the natural landscape, and built form that surrounds it. 
 
Policy DC1 Protection of Amenity from the adopted Core Strategy is also of 
importance to this application.  Whilst the access road from Pound Green Lane 
already exists, and it is acknowledged that this is a decrease in housing numbers 
from the previous application, the use of the road is likely to cause amenity concerns 
for the existing property 25 Pound Green Lane. As such, criterion c of DC1 is likely to 
be of particular relevance, with the increased number of vehicle movements. 
 
Furthermore, the design and access statement refers to Policy DC14 Energy 
Generation and Efficiency, which requires all sites of over 10 dwellings to receive at 
least 10% of its energy from a renewable source. The statement states that the 
houses will be energy efficient and meet or exceed the code for sustainable homes; 
this does not by itself meet the requirements of DC14, and as such is contrary to the 
aims of the policy. 
 
This application is contrary to the requirements of PPS3,  as well as Policies DC1, 
DC14 and DC16 of the adopted Core Strategy. 
 
 



Norfolk Landscape Archaeology - No comments received.  
 
Highway Authority - No objection subject to conditions. 
 
Contaminated Land Officer – No objection subject to conditions. 
 
Environment Agency - No objection subject to conditions. 
 
Historic Buildings Officer - No comment. 
 
Natural England - No objection. 
 
 
6.  REPRESENTATIONS 
 
Objections have been received, a summary of which is as follows: 
 
Increase in traffic would be detrimental to highway safety; limited access;  
Pound Green Lane is used as a rat run/shortcut; loss of agricultural land; 
outside of the village Settlement Boundary; the site was not considered appropriate 
as part of the Local Development Framework; increase in noise levels; detrimental to 
wildlife; loss of privacy to local residents; detrimental to the character and 
appearance of the area; sufficient housing to meet needs of Shipdham over the next 
5 years; insufficient local services to cope with additional households;  
flood risk concerns; out of character with the local area; there should be no direct 
access from The Haybarn and the Granary; and; conflict with traffic movements at 
the nearby school. 
 
A number of letters of support for the scheme have also been received. 
 
7.  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 CP10 
(Natural Environment), 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 DC13 
(Flood Risk), Policy DC14 (Energy Efficiency), Policy DC16 (Design), Policy DC19 
(Parking Provision). 
 
8.  ASSESSMENT 
 
Policy 
The site lies outside of the defined Settlement Boundary of Shipdham and 
consequently the applicant has requested that the site be considered against PPS3 
and in particular paragraph 71 which states that: 
 
"Where Local Planning Authorities cannot demonstrate an up-to-date five year supply 
of deliverable sites, for example, where Local Development Documents have not 
been reviewed to take account policies in this PPS or there is less than five years 
supply of deliverable sites, they should consider favourably planning applications for 
housing, having regard to the policies in this PPS including the considerations in 
paragraph 69." 



 
Paragraph 69 states the following: 
"In general, in deciding planning applications, Local Planning Authorities should have 
regard to: 
 

- Achieving high quality housing. 
- Ensuring developments achieve a good mix of housing reflecting the 

accommodation requirements of specific groups, in particular, families and 
older people. 

- The suitability of a site for housing, including its environmental sustainability. 
- Using land effectively and efficiently." 
 

 
Furthermore, paragraph 54 is directly relevant, stressing the requirement for a site to 
be "deliverable" and to be considered "deliverable" a site must comply with the 
following requirements: 
 

- Be Available - the site is available now. 
- Be Suitable - the site offers a suitable location for development now and 

would contribute to the creation of sustainable, mixed communities. 
- Be Achievable - there is a reasonable prospect that housing will be delivered 

on the site within five years. 
 
In this instance, housing allocations within Shipdham are being considered through 
the Site Specifics Policies and Proposals DPD, which has now been submitted to the 
Planning Inspectorate for examination and when adopted would meet Shipdham's 
housing needs.  This is consistent with the aims of the Core Strategy.  It is 
considered that given the advanced stage that the Local Planning Authority are with 
this document, the current application is "premature" insofar as it is evident that the 
granting of this scheme would significantly reduce the housing numbers (13% 
reduction) which need to be found through the DPD.  In turn this reduction may 
adversely affect site selection to meet the remaining need. 
 
Local Character 
The site forms part of the rural landscape situated behind what is low density 
residential development to the north and west of the application site.  It is evident that 
the site area of the current scheme has been reduced significantly from the previous 
refusal (0.99h approx as opposed to 1.39h approx previously) and the density of the 
scheme has been reduced so as to create a more loose-knit arrangement.  
Notwithstanding these revisions it is evident that the scheme continues to be located 
behind the existing dwellings on Pound Green Lane and Market Street and as such 
continues to represent an unacceptable encroachment into the rural landscape which 
fails to sit appropriately with the development which borders the application site. 
 
Landscaping 
The arboricultural impact assessment and its recommendations adequately 
considered the natural features of the site as confirmed by the Tree and Countryside 
Officer and Natural England.  The exact details of additional planting would be 
agreed and controlled through suitably worded planning conditions. 
 
 
Pedestrian/Highway Safety 
The Highway Authority has requested clarification on two points relating to screening 
and surface water drainage and subject to these matters being satisfied they have no 
objections subject to conditions and the completion of a S106 legal agreement to 



secure a financial contribution towards the future provision of a bus shelter on the 
Dereham bound side of the A1075 (Market Street).   
 
Archaeology 
At the request of Norfolk Landscape Archaeology, an investigation into the 
archaeology of the site has been undertaken and the results are satisfactory. 
 
Affordable Housing 
The scheme triggers a requirement for affordable housing to be provided in 
accordance with Policy DC4 of the Adopted Core Strategy.  This requires 40% of the 
total number of dwellings provided to be "affordable" units.  The applicant is willing to 
provide 4 of the 11 units as affordable units.  Whilst this equates to marginally less 
than 40% (36%) this is considered satisfactory by the Housing Department.  This 
would be secured through a Section 106 legal agreement which is presently being 
finalised. 
 
Neighbour amenity 
The layout retains adequate separation distances to existing local residents so as to 
allow for adequate residential amenities to be retained eg light, outlook and privacy.     
It is considered that the positioning of the site access in relation to existing dwellings 
would not result in excessive noise and disturbance from vehicle and pedestrian 
movements. 
 
Flood risk 
The Environment Agency has removed their earlier objection, following additional 
flood risk assessment work, subject to the imposition of a condition relating to the 
agreement of a method to deal with surface water drainage. 
 
Ecology 
The applicant has undertaken the requisite ecological surveys which have been 
assessed by both the Tree and Countryside Officer and Natural England who have 
concluded that they have no objections. 
 
Renewable energy 
Policy DC14 requires all applications for 10 or more residential units to supply at 
least 10% of the energy they require through on-site and/or decentralised renewable 
sources.  The applicant has agreed to a planning condition so as to achieve this.   
 
Conclusion 
In conclusion, it is considered that the scheme is "premature" given the advanced 
stage of the site specifics process and the proposal represents an unacceptable 
encroachment into the rural landscape and fails to have adequate regard for the 
character and appearance of the locality.  For these reasons the proposal fails to 
meet the requirements of paragraphs 69 and 54 of PPS3 and Policies DC1 and 
DC16 of the adopted Core Strategy. 
 
 
9.  RECOMMENDATION  
It is recommended that the application be refused on the aforementioned grounds. 
 
 
 
 


