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Summary – This report concerns a planning application for residential development 
on the edge of Harling.  The proposal raises issues relating to planning policy and 
impact on the character of the surrounding area.  It is recommended that permission 
is refused. 

 
 
1.   INTRODUCTION 
This report concerns an application for outline planning permission for residential 
development on land off The Glebe, Harling.  All matters are reserved for later 
approval other than access.  Indicative site layout proposals show a total of 25 
dwellings, ranging in size from 2-4 bedroom properties.  Ten dwellings would be 
provided as affordable housing.  Access is proposed via a new residential estate 
road linking to The Glebe.  Ground levels would be raised over approximately half of 
the development site area.    
 
The application site is located on the southern fringe of the village of Harling.  The 
site comprises an irregularly shaped parcel of wet pasture land, extending to around 
1.3 hectares, and includes a pond.  The site is in agricultural use for the grazing of 
cattle.  The site is adjoined in part by existing housing development, together areas 
of woodland, allotments and open fields.    
 
The application is supported by a Design & Access Statement, Planning Statement, 
Arboricultural Implications Assessment, Landscape Appraisal, Habitat Survey, Flood 
Risk Assessment and Contaminated Land Desk Study.  A Section 106 Agreement is 
being drafted which would provide for affordable housing, the provision of open 
space, and contributions towards recreation, education and library services. 
 
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 
Harling Parish Council has objected to the application on the grounds that the 
proposal would extend development outside the Settlement Boundary and would 
exceed still further the housing allocation of 50 dwellings set out in the LDF.    
 
Comments are awaited from the Highway Authority.    
 



Norfolk County Council has requested that contributions be secured towards local 
education (£6,436 per dwelling) and library services (£60 per dwelling). 
 
The Environment Agency has raised no objection to the application subject to 
conditions relating to surface water drainage, de-watering of the site during 
construction, wildlife protection and landscape management.     
 
Anglian Water has raised no objection to the application.   
 
Natural England has raised some concerns about the potential impact of the 
proposed development on the Middle Harling Fen SSSI due to changes in 
hydrological conditions.  It is suggested that further assessment is required (the 
Environment Agency has given similar advice on this issue). 
 
Norfolk Wildlife Trust has objected to the application on the basis of inadequate 
ecological survey information and the potential loss of Biodiversity Action Plan 
habitats contrary to Core Strategy Policy CP10. 
 
Norfolk Landscape Archaeology has raised no objection subject to a condition 
requiring a programme of archaeological assessment.   
 
Norfolk Police support the cul-de-sac form of the development, but have raised 
concerns about a proposed footpath link.   
 
The Council’s Housing Enabling & Projects Officer has raised concerns about the mix 
of the affordable housing proposed and its poor integration with the rest of the 
development.   
 
The Council’s Environmental Health Officer has raised no objection to the 
application. 
 
The Council’s Contaminated Land Officer has raised no objection to the application. 
 
The Senior Planning Policy Officer has raised concerns about the application on the 
grounds that the development in combination with other recently approved 
developments would result in a scale of development that would exceed significantly 
the level of growth allocated to Harling in the adopted Core Strategy.  
 
The Tree & Countryside Officer has raised objections to the proposed development 
on the grounds that it would detract from the character and appearance of the 
surrounding rural landscape and would damage the biodiversity interest of the site.     
 
Representations have been received from a number of local residents raising 
objections relating to harm to the character of the area, loss of amenity, increased 
traffic and flooding problems.     
 
5.  POLICY 
At a national level, policies set out in PPS 3 Housing, PPS 7 Sustainable 
Development in Rural Areas, and PPG 13 Transport are particularly relevant.  The 
application site falls outside the defined Settlement Boundary for Harling, as set out 
on the adopted Proposals Maps accompanying the adopted Core Strategy (rolled 
forward from the outgoing Local Plan).  The Core Strategy identifies Harling as a 
Local Service Centre village and proposes an allocation of 50 dwellings for the period 
up to 2026.  The application site is shown as a reasonable alternative site for 
residential development in the Site Specifics Preferred Options consultation.  The 



following policies contained in the Core Strategy & Development Control Policies 
DPD are relevant: Policy CP1 (Housing), Policy CP10 (Natural Environment), Policy 
CP11 (Landscape Protection), Policy CP14 (Sustainable Rural Communities), Policy 
DC2 (Housing), Policy DC4 (Affordable Housing), Policy DC11 (Open Space), Policy 
DC12 (Trees), Policy DC14 (Energy Generation and Efficiency) and Policy DC16 
(Design). 
 
6.  ASSESSMENT 
The principal issues raised by the application concern: i) planning policy matters, ii) 
landscape impact, and iii) ecology. 
 
Policy 
The application site lies outside the Settlement Boundary for Harling and, 
accordingly, the proposal would conflict with Core Strategy Policies DC2 and CP14 
and countryside protection policies set out in PPS 7.  Whilst the application site has 
been identified in the Site Specifics Preferred Options consultation as a ‘reasonable 
alternative’ site for development, given the stage that this proposal has reached in 
the LDF process, and bearing in mind the mixed local response to its proposed 
allocation, it is considered that only limited weight can be given to this factor.    
 
Notwithstanding the conflict with current local policy, the proposed development must 
also be assessed against national planning policy for housing.  PPS 3 states that 
where a 5 year supply of deliverable housing land cannot be demonstrated, 
favourable consideration should be given to housing proposals if they address 
satisfactorily the criteria set out in PPS 3, particularly those contained in paragraph 
69.  These criteria relate to matters such as design quality, housing mix, 
environmental sustainability, the suitability of the site for housing and the effective 
use of land efficiently.  Proposals are also required not to undermine wider policy 
objectives and be in line with the overall spatial vision for the area. 
 
It is considered that the proposed development does not generally perform well when 
assessed against the relevant PPS3 criteria.  Although the site is closely related 
physically to the built area of the village and within easy reach of the village centre, 
the overall suitability of the land for development is open to question given the 
anticipated environmental impact of the development (see below).  As the application 
is in outline form with all matters other than access reserved, it is not possible to 
assess fully whether the proposal would meet the requirements for high quality 
housing.   Whilst this matter might be addressed satisfactorily at the reserved matters 
stage, it is considered that a scheme based on the current indicative layout would not 
achieve an appropriate mix of affordable and open market housing.  It is also 
questionable whether the open space strategy proposed would adequately meet the 
recreational needs of the development in line with Core Strategy Policy DC11.  In 
terms of delivery, the applicant has indicated a desire to commence the development 
as soon as possible.  No details have been provided about the capacity of potential 
housing association partners.   
 
In addition to these shortcomings, the proposals give rise to concerns about the 
overall scale of development proposed in Harling and potential conflicts with overall 
spatial vision for the area.  Permission has already been granted for 65 dwellings 
outside the Settlement Boundary on two sites at Kenninghall Road and Lopham 
Road.  In combination with these approvals, the current application would exceed the 
proposed 50 dwelling allocation by some margin. It is considered that the proposal 
conflicts with the spatial vision for the area and should, therefore, not qualify for 
favourable consideration under PPS3.   
 



It is proposed to address the requirements of Policy DC11 by the provision of open 
space around the existing pond and a financial contribution towards facilities 
elsewhere.  This approach is not considered to be entirely satisfactory.  Whilst there 
is existing open space and play facilities near to the site, the proposed footpath link 
appears to rely on land outside the applicant’s control.  A development of this size 
would normally be expected to include on-site open space and a children’s play area.  
It is considered that the open space proposed around the pond would have only 
limited recreational value.  Intensive use of this area would also be likely to detract 
from the ecological interest of this feature. 
 
The requirements of Core Strategy Policy DC14 to provide for at least 10% of energy 
needs to be met from renewable sources could be secured by an appropriately 
worded planning condition. 
 
Landscape impact  
The application site falls within the Thet Valley Landscape Character Area, as 
defined in the Council’s Landscape Character Assessment.  Characteristic features 
of this landscape include areas of pasture and rough grazing, divided by ditches and 
belts of willow/alder, and interspersed with small blocks of wet woodland.  Generally 
the area has a strong sense of visual enclosure, with medium and long distance 
views being limited by the density of field hedgerows and woodland areas.  These 
characteristic features are all evident in and around the application site. 
 
Views of the proposed development from medium and long distance viewpoints 
would be very limited.  Only occasional glimpse views would be available from the 
B1111, for instance, when approaching the village from the south.  However, closer 
to, the proposed development would have a much more significant effect.  The 
development would be clearly visible from existing footpaths to the north and west of 
the site, from adjacent allotments and from adjacent residential properties.  Whilst 
views into the site from The Glebe are currently largely obscured by fencing, the 
extension of the existing access roads would open up views into the site.  From these 
viewpoints it is considered that the application site makes a positive contribution to 
the character and appearance of the area.  The loss of the site to development would 
detract from the character of the surrounding landscape and the rural setting of the 
village.  The submitted landscape assessment identifies opportunities to provide a 
more appropriate landscaped village edge than is currently provided.  Whilst the 
shortcomings of adjacent development are acknowledged, it is not considered that 
this would justify further development.  In any case, the lack of detailed landscape 
proposals accompanying the current application does not inspire confidence that this 
objective would necessarily be achieved. 
 
Ecology 
A Phase 1 Habitat Survey has been submitted in support of the application, but is 
considered to be of only limited value in assessing the ecological interest of the site 
due to the time of year at which it was undertaken.  The Habitat Survey recommends 
further wildlife surveys, but these appear not to have been undertaken.  On the basis 
of the information currently available, it is considered that the site, as an area of wet 
grazing meadow, is likely to be of high conservation value.  The site is likely to 
include Biodiversity Action Plan habitats, either as lowland meadow or floodplain 
grazing marsh.  The site is of also of geodiversity interest; accredited pingo like 
features are located just to the south and low parts of the application site may include 
drift filled features or degraded ground ice depressions.  It is considered unlikely that 
the existing pond could be incorporated into a housing development without 
compromising its ecological value.  Given that the interest of the site derives from its 
nature as rough grazing land within an area of fluctuating water bodies, and its 



geology, it is considered inevitable that its development for housing, and associated 
ground raising, would result inevitably in the loss of most of the biodiversity and 
geodiversity value of the site.   
 
In addition, it is considered that the development of the site for housing has the 
potential to impact on the Middle Harling Fen SSSI and Mauley’s Carr County Wildlife 
Site located approximately 590m and 210m to the south.  The ecological features of 
these sites are water dependent and changes to the water table and groundwater 
quality could adversely affect the integrity of these features.  It is understood that the 
water resources in the locality are already over committed and that further 
abstraction could prove problematic.  Any de-watering of the application site could 
also affect these designated sites.  Accordingly, further assessment of the likely 
impact of the proposals on hydrological conditions in the area is needed in order to 
establish whether such adverse effects would result.  In the absence of such an 
assessment, and applying the precautionary principle, it is considered that the 
potential effects constitute a further ecological consideration that weighs against the 
application.   
 
Other matters 
Residential amenity  It is not considered that the proposed development would have 
a significant impact on the amenities of nearby residents.  Potential overlooking and 
overshadowing effects could be avoided or minimised by appropriate layout, 
orientation and design of the proposed dwellings.  Increase traffic movements on the 
approach roads to the site, notably The Glebe, would have some effect on local 
residents, but not to the extent that refusal of permission would be justified.   
 
Traffic  It is proposed to extend an existing relatively modern residential estate road 
(The Glebe) to provide access into the site.  This road currently provides access for 
around 22 dwellings and appears to be suitable to cater for the additional traffic likely 
to be generated by the proposed development.  Any comments received from the 
Highway Authority will be reported verbally. 
 
Flooding  Although the application site is located in Flood Zone 1 (low risk), it has 
historically been subject to flooding.  It is understood that this was due to a 
combination of the high water table and overland flows towards the lowest parts of 
the site.  Flood mitigation measures proposed include raising ground levels within the 
site and the provision of compensatory flood storage areas.  The finished floor level 
of dwellings would be set 0.5m above historical maximum flood levels.  Drainage 
proposals would include provisions for the storage of storm water in oversized 
sewers and the controlled release of surface water run off to the adjacent 
watercourse.  The Environment Agency has raised no objection to these proposals 
subject to a range of conditions.   
 
7. RECOMMENDATION 
That outline planning permission should be refused on the grounds that: 

i. the development would conflict with policies designed to limit new housing 
development outside defined Settlement Boundaries,  

ii. the proposals fail to satisfy the requirements of PPS3, notably paragraphs 69 
and 71, and  

iii. the development would cause harm to the rural landscape and detract from 
the biodiversity and geodiversity interest of the site, contrary to Core Strategy 
Policies CP10 and CP11. 

 
 


