
 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2018/1557/O CASE OFFICER Fiona Hunter

LOCATION: HARLING APPNTYPE: Outline
Land off Lopham Road POLICY: Out Settlemnt Bndry
East Harling ALLOCATION: N

CONS AREA: N

APPLICANT: Gladman Developments
Gladman House Alexandria Way

LB GRADE: N

AGENT: Gladman Developments
Gladman House Alexandria Way

TPO: N

PROPOSAL: Erection of up to 190 dwellings, public open space, landscaping and sustainable drainage
system (SuDS) with vehicular site access points from Lopham Road and Garboldisham Road.
All matters reserved except for means of access.

REASON FOR COMMITTEE CONSIDERATION

The application is locally sensitive.

KEY ISSUES

Principle of Development
Impact Upon the Countryside and Setting of the Village
Highways
Trees
Ecology
Residential Amenity
Contamination
Flooding and Drainage
Housing Mix and Tenure
Open Space
Infrastructure
Heritage
Density

DESCRIPTION OF DEVELOPMENT

Outline Planning Permission with details of access for the erection of up to 190 dwellings, woodland, public
open space, landscaping, drainage and landscaping for land off Lopham Road, Harling. Details of
appearance, landscaping, layout and scale are reserved for future determination.

Key aspects of the proposal are:
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- 25% of the residential units are proposed to be affordable.
- 2.68ha of formal and informal open space comprising:
     - 1 x Locally equipped area of play (400sqm)
     - 1.3ha of informal open space/ outdoor playing space
     - 0.27ha of allotments
     - 0.33ha of community orchard
     - 0.74ha woodland cemetery extension

One point of vehicle access is proposed from Garboldisham Road and two from Lopham Road. Lopham
Road is proposed to be stopped up at its western end, with traffic diverted through the development.

SITE AND LOCATION

The site is an irregularly shaped agricultural field which extends to 11.79ha and is used for arable crops. The
site is bounded by trees and hedges and forks either side of the residential property Little Rowley.

The Service Centre Village of Harling is located immediately to the north beyond Lopham Road. 3,800m to
the north by road is the A11 which is a key route through Breckland leading to Cambridge and Norwich.

Facing the site to the north is Grade II Listed The Cresent which comprises 4 semi-detached houses.

A Special Protection Area is 1,000m to the south-south-west (UK9009201) of the application site. A County
Wildlife Site 290m to the west of the application site.

EIA REQUIRED

Application has been screened and found not to be EIA development.

RELEVANT SITE HISTORY

No relevant site history.

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.05 Developer Obligations
CP.06 Green Infrastructure
CP.08 Natural Resources
CP.09 Pollution and Waste
CP.10 Natural Environment
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CP.11 Protection and Enhancement of the Landscape
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.03 Replacement Dwellings and Extensions in the Countryside
DC.04 Affordable Housing Principles
DC.11 Open Space
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.17 Historic Environment
DC.18 Community facilities, recreation and leisure
DC.19 Parking Provision
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

The following obligations have been put forward by the applicant:

- 25% affordable housing
- Early education contribution towards nursery facilities (£1,118 per multi bed dwelling)
- Primary school education contribution towards Harling Primary School (£1,118 per multi bed flat and £3,039
per multi bed house)
- High school education contribution towards Old Buckenham High School (£1,158 per multi bed flat and
£3,035 per multi bed house)
- NHS contribution towards facilities at Harling Surgery (£362 per dwelling)
- Library contribution (£75 per dwelling)
- Open space as per the Description of Development Section
- Off-Site sports contribution

CONSULTATIONS

HARLING P C
Further to the proposed amendments made to the initial application by Gladman Developments, the Parish
Council have met and their comments are as follows:

1.S106 contribution. Despite the offer of funding for extra classroom spaces at both East Harling and Old
Buckenham school this does not solve the main problem which is finding teachers to teach the increase in
students this housing estate will bring. Similarly with the offer to increase patient capacity at the surgery, both
surgeries at East Harling and Kenninghall do not struggle with a lack of consulting rooms, but a lack of
Doctors to treat patients.  Again this will come exacerbate the problem should this housing estate go ahead.
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2.Re-routing with new junction. This will not reduce the number of extra vehicles using the B1111
Garboldisham Road or the Lopham Road.

3.Woodland Planting. Who will maintain this area once the developers have left the site?

4.Reduction in properties.The reduction from 198 to 190 proposed properties is futile, the residents of East
Harling do not need or want any housing estates, especially given the glut of property currently for sale,
including new builds that have been marketed for over a year.

All other amendments proposed are seen to be inconsequential to the main reason for the Parish Council
and the residents of Harlings original objections, which are increasing daily on the Planning Portal.

To reiterate what was verbalised in the Council original objection dated 24th January 2019:

a. This housing estate will have a detrimental impact upon residential amenities
b. It will have a detrimental impact on the character and outlook of the area
c. It is contrary to council planning policy
d. Highway safety will be severely compromised
e. There will be insufficient school places and teachers
f. The doctors surgery is already under severe strain
g. There will be a further loss of wildlife habitation areas
h. East Harling is a village. It has a totally inadequate infrastructure to support a development anywhere near
this size.
i. The application is utterly unsustainable.
j. There will be a loss of views and way of life to an important Grade II listed
    housing scheme.

Finally, we would just like to reiterate item 1 para 1 of Breckland Council Preferred Site Options and
Settlement Boundaries, September 2016 publication. It states as follows:

During the previous consultation the site was considered to be deliverable however, following site visits and
further detailed site assessment, the site would appear out of character with the existing settlement and for
this reason it is considered that the site is unreasonable for allocation through the local plan. Conclusion:
Unreasonable Option.

We would be grateful if the District Council would take the overwhelming objections of the Parish Council and
the residents of East Harling into consideration and oppose this application.
ENVIRONMENT AGENCY
No objection, provides advice on the drainage strategy.
ANGLIAN WATER SERVICE
The foul drainage from this development is in the catchment of East Harling Water Recycling Centre that will
have available capacity for these flows. The surface water strategy/flood risk assessment submitted with the
planning application relevant to Anglian Water is acceptable.
HISTORIC ENVIRONMENT SERVICE
Recommend condition for archaeological investigation.
NATURAL ENGLAND
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Following review of the ecological addendum, we are satisfied that Middle Harling Fen SSSI is not likely to be
significantly affected due to hydrological issues, providing the SUDS design/construction is secured by
planning condition. This should include measures, as discussed in the report, to ensure groundwater flows
from the application site do not reach the SSSI.
NHS ENGLAND MIDLANDS & EAST (EAST)
No objection subject to contribution of 71,760 pounds (subject to final mix) to increase capacity at the
Primary Healthcare Hubs.
NORFOLK COUNTY COUNCIL HIGHWAYS
The revised scheme resolves many of the highway safety concerns but there are a few matters that still need
to be addressed.

The B1111 Garboldisham Road is identified in the submitted Transport Assessment as having a poor level of
driver compliance with the posted 30mph speed limit. It is important that measures are taken to encourage
lower vehicle speeds and ensure that access to the development is safe as practicable.

Given that the speed limit already benefits from highly conspicuous signing, the most appropriate approach
to reducing speeds is to reinforce the built environment. The proposed scheme includes a footway to a point
approximately 100m south of the site access before it diverts into the site. This should be amended such that
the footway extends to the edge of the 30mph speed limit before diverting into the site.

It is noted that Amended Framework Plan reference CSA13997/104 Rev M shows a new boundary hedge
planted behind the proposed footway at the B1111. Whilst it is understood the desire to soften the impact of
the proposed development, screening the housing from the road in this way will do little to encourage the
required reduction in vehicle speeds. The planting should enable intervisibility between the road and
development to signal a change of environment. The planting also must not impinge on the visibility splays
that extend beyond the rear of the proposed footway.

The amended framework plan also refers to planting at Lopham Road, this again should be such that
intervisibility between the road and development is maximised. It is important that the development is visually
connected with the existing settlement to reinforce a sense of place and encourage lower vehicle speeds.

Drawing P18071-106B details a new footway at the north side of Lopham Road, connecting to the existing
facility; a footway that extends from The Chase to Hambling Piece. The existing footway should be improved
to provide a consistent width of 2.0m.

The amended framework plan shows the internal connection being available to only emergency vehicles.
This should be revised so that the internal road is available to all traffic.

The proposed internal footpath should provide a connection for pedestrians to access the cemetery at the
south western extent of the site. Provided that the above matters can be addressed, the Highway Authority
recommends no objection subject to conditions.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Request and recommended planning obligations for:

- Monitoring fee of 500 pounds per obligation
- Early, Primary and Seconday schools due to insufficient capacity
- Fire Hydrants
- Library contribution of 75 pounds per dwelling
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HISTORIC BUILDINGS CONSULTANT
The proposal site is located to the immediate south and south east of The Crescent, which consists of eight
pairs of semi-detached dwellings, all of which are Heritage Assets, statutorily listed at Grade II. The Crescent
is one of 3 developments by the architect George John Skipper (1856-1948) for the then Thetford Rural
District Council as an experiment in cheap house building techniques in response to the Housing and
Planning Act (Addison Act) of 1919, which required Councils to build 500,000 new homes for the working
classes.

Currently, The Crescent can be viewed from the south, the east and the west, although the views from the
east and the west are considered to be oblique and it is the view from the south that affords the greatest
visibility of The Crescent in its completeness.

To the south west of the proposal site is the Garboldisham Road (B1111) which runs on a north south axis.
The road and the site is divided by an established native species hedge. Despite this, the density and
gapping of the hedge allows a varying degree of visual permeability, more so during the autumn and winter
months, affording views of The Crescent as one travels into the village from the south.

Whilst the greatest complete views of The Crescent are therefore provided from the application site itself,
The fact that this land is in private ownership is not a factor when considering the contribution that setting
makes to the significance of the Heritage Asset (The setting of Heritage Assets, planning note 3 Historic
England refers)

The proposed development, as schematically indicated on submission drawing number CSA/3997/104, will
impact greatly on views from the south and consequently on the overall setting of The Crescent, the largest
and arguably the most significant of the two remaining developments by Skipper for the former Thetford
Rural District Council.

On that basis, and further to the Breckland Local Plan classification that deemed the site to be an
unreasonable option.
TREE AND COUNTRYSIDE CONSULTANT
I would not be supportive of the proposal and would object to the removal of hedgerow (H1) which runs along
Garboldisham Road. As previously stated the hedgerow is clearly over 30 year old and exceeds 20 m in
length and is therefore protected by the Hedgerow Regulations 1997. I have received and read the
Hedgerow Assessment undertaken by CSA and would like to add the following. The survey has been
thoroughly undertaken and provides a good description and evaluation of the hedgerows on the site. It
should be noted however that the survey was undertaken in February, when the majority of hedgerow plants
will not be in leaf and therefore much more difficult to inspect. I have had the benefit of visiting the site in
spring and have identified additional woody plants within the defined 30m sections of hedgerow which would
have been more difficult to spot for the CSA surveyor. Additional species has increased from the 5 identified
in the CSA report, with inclusion of Elder, Rose sp. and Elm, in addition the hedgerow also contains some
Ash, although this falls outside the defined 30m sections. I would also add one additional associated feature,
that being a parallel hedge within 15m, CSA have identified 2 associated features: less than 10% gaps and at
least one tree per 50m. In view of this I would class the hedgerow as being important under the 1997
regulations and would object to the removal.

I would also like to add that regardless of the Hedgerow status, it is an important habitat and ecological
resource, the loss of hedgerows post war has had a significant detrimental impact on the landscape,
probably no more so than in the Breckland District.
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The submitted AIA has identified that almost 400m of hedging would be lost under the current proposal.
HOUSING ENABLING OFFICER
Development would trigger an 25% affordable housing requirement. This is then further split into 70% being
made available for rent and 30% for shared ownership, shared equity or any other intermediate product that
meets the intermediate definition within NPPF, meets an identified need in the District and is agreed by the
Council. In this instance 47.5 units would be required, 33no for rent and 14no for intermediate housing. A
commuted sum of 25,000 pounds will also be payable, being 50% of the standard 50,000 pounds, to
discharge the fraction 0.5 unit requirement.

The affordable housing mix i.e., unit types, layout etc. will need to be addressed in the reserved matters.
CONTAMINATED LAND OFFICER
No objection subject to conditions for site investigation, remediation and unexpected contamination.
ENVIRONMENTAL HEALTH OFFICERS
Based on the additional information provided, I have no objections in principle to the application but as
previously stated should a full application be made I would require the following information to be included:

- Clarification as to the current status of the adjacent farm including any areas where livestock reside, and in
particular the shed on the boundary of the site. I would require an update on its current status at the time any
full application is submitted.

- An updated noise assessment with full details of any mitigation measures to ensure that compliance with
the BS8233 levels for internal and external noise levels and if appropriate, depending on the type of
operation within the adjacent farm, BS4142:2014.

- An updated odour assessment with any mitigation measures necessary to ensure that odour levels at the
proposed development from the adjacent farming operation do not exceed the recommended guidance
benchmark of 3ouE/m3 .

- I would also require the LEAP and any proposed play areas comply with the buffer zones recommended
within Table 4 of the 2015 Fields in Trust Guidance for England
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The report highlights based on the variety of species recorded at the Site, the bat assemblage at the Site is
considered to be at least of Local importance. Several instances of rarest and rarer bats (as characterised by
Wray, et al., 2010) including barbastelle and Nathusius pipistrelle, respectively, were also recorded.
Moreover, barbastelle, soprano pipistrelle, noctule and brown long-eared bat are listed as S41 Priority
Species. Vehicular and pedestrian access to the Site will necessitate the removal of a section of H1, the
majority of H2 and the understorey of the majority of H6. We disagree with the report that based on the
mitigation outlined in section 5.32, no significant adverse effects are anticipated. Given the number of bat
species recorded, including barbastelle, a rare species, the location of a barbastelle roost to the east of he
site and suitable habitat west of the site including Woodland adj. Mid Harling Fen, CWS and Middle Harling
Fen SSSI our view is that the significance of this area for commuting bats and foraging bats, is great than
that discussed in the EIA. The removal of H1, H2 and H6 will sever connectivity across the site. The report
acknowledges the barbastelle bats recorded during the static monitoring surveys are likely associated
with the roost east of the site. Furthermore, there are two trees assessed as having high roost potential within
the centre of the site and removing H1, H2 and H6 has the potential to sever connectivity from this site to
foraging habitat in the wider area.  These are important ecological corridors, in particular for commuting/
foraging bats. We feel that the strengthening of the corridors and their retention as dark corridors is essential;
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the corridors need to be of a suitable width with un-lit grass strips adjacent to the hedges and tree-lines to
fulfil this requirement.

The reptile surveys were carried out in October. Natural England s standard advice is April, May and
September are the key months to survey for reptiles. Three of the survey visits were carried out in
temperatures above 17oc, this is above the recommended temperature for surveying reptiles (Gent, A.H.., &
Gibson, S.D., eds. 1998. Herpetofauna workers manual. Peterborough, JNCC) Reptiles are more likely to
have reached their active temperature and moved off. The surveys were carried out in the middle of the day
and typically survey visits should be carried out between 9:00 and 10:00 and 16:00 and 19:00 to coincide
with the temperature window during the key survey months. There is no acknowledgement or explanation
regarding survey timings to allow us to have confidence in the validity of the findings

NORFOLK WILDLIFE TRUST No Comments Received

REPRESENTATIONS

Site notices was erected on 22nd January 2019. Immediate neighbours were consulted by post on 4th and
7th January 2018. A further consultation was issued on 20th August due to submission of amended plans.
Upwards of 522 local representations were received primarily raising objection and key points summarised
below:

- Village does not have infrastructure (such as GP/ dentists/ shops/ school/ bus service) to accommodate the
development
- Roads do not have capacity to accommodate the additional traffic and will reduce safety
- Insufficient parking at village centre and for the village school
- Harm to wildlife
- Harm to landscape and urbanisation
- Harm to Listed Buildings
- Residential amenity harm
- Number of units is too many and there is no demand for this quantum
- Light pollution

ASSESSMENT NOTES

1.0 Principle of Development

1.1 This application seeks Outline planning permission for upto 190 dwellings, open space and associated
infrastructure at land off Lopham Road, Harling. The site is outside the settlement boundary falling within the
countryside. For this reason, the proposal conflicts, in principle, with Policies SS01, DC02 and CP14 of the
adopted Core Strategy and Development Control Policies Development Plan Document, (2009), which seek
to focus new housing within defined Settlement Boundaries.

1.2 The Council does not currently have a published 5 year land housing supply as required by the NPPF,
currently reporting 4.77 years as of 31st March 2018. The NPPF is a strong material consideration in the
determination of planning applications and paragraph 11 states that where an authority does not have a five
year housing land supply the most relevant local policies for determining residential applications should not
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be considered up-to-date. Furthermore, housing applications should be considered in the context of the
presumption in favour of sustainable development unless any adverse impacts of doing so would significantly
and demonstrably outweigh the benefits or specific policies in the Framework indicate that development
should be restricted. On the aforementioned basis, other principle planning issues for the application are
considered below.

1.3 The emerging plan Policy HOU 2 (as amended) which is of moderate weight, allocates a growth of 10%
over the plan period for the village of Harling (250 units), of which 126 have already been completed and 39
of which have planning permission, and a further 85 units which form the villages emerging residential
allocation. The development of a further 190 units, would increase this growth by a further 7.6% and more
than double the provision provided by the emerging allocation. The emerging local plan has been submitted
for examination, and following 3 modification consultations, the Inspectors final report is expected in the next
two months. This application if approved may prevent the emerging allocation coming forward due to
insufficient demand for both schemes (190 units  + 85 units). For this reason the development is considered
to be premature due to the developments scale for the village, and would undermine the plan-making
process by predetermining decisions about the scale and location for this Service Centre Village, in these
circumstances, paragraph 49 of the NPPF advises applications should be refused.

1.4  The site is immediately adjacent to the built up part of Harling which is a Service Centre Village with
sufficient facilities and services to meet the day to day needs of existing residents. The site is 800m walking
distance to the village primary school and 700m walking distance to the centre of the village which has a
range of facilities including public house, shops and post office. Harling also has a Sports Club and Village
Hall. For access to a wide range of employment, secondary education, higher education and larger
convenience shops residents would have to go beyond the village. The village has a limited bus service (6
buses going out and 6 returning) per week. This is insufficiently regular to be a viable option for most of the
new residents and therefore the use of private car will be required. This is a moderate negative of the
proposal given the quantum of development sought.

2.0 Impact Upon the Countryside and Setting of the Village

2.1  The site extends to 11.79 ha and is located within the countryside, however, is immediately adjacent to
the built up part of Harling to the north which is contained by Lopham Road. Otherwise the to east, west and
south is open countryside bar nine low density set back residential properties to the west beyond
Garboldisham Road and a pig rearing building to the south-east.

2.2 The Breckland District Council Settlement Fringe Landscape Assessment 2007 identifies the site as
falling within character area 'EH3 Harling Heathland' which was classified as having a moderate sensitivity.
The associated Breckland District Council  Character Assessment 2007, notes that the area has been
visually degraded for a number of reasons which include open pig farming. The Local Character is identified
as "A landscape with a distinct character created by the open arable farmland and strips, blocks and clumps
of woodland. The open, exposed aspect and potential for long views to the settlement edge is sensitive.".
The Breckland District Council Settlement Fringe Landscape Assessment 2007 identifies the site as part of
an Open View towards the village.

2.3 The development would completely alter immediate views towards the site by it development and
removal of boundary hedges. The proposal would also introduce built form and formal open space into
medium and long views points which form the approach to and setting of the village of Harling. This would
cause significant negative harm to the village (approach and setting), which is currently rural, flat and tranquil
with expansive views. The introduction of a woodland, whilst has climate change and ecological benefits,
would cut off some existing views across the site, out of character with this part of countyside.
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2.4 The development of this large 11.79ha site, of which half would be built-up form, would cause visual harm
to the approach and setting of the village by the encroachment into the countryside beyond the Lopham
Road which clearly defines the edge of the existing village. The development would also cause harm to the
character of the countryside and landscape in this location which will be irrevocably changed. For these
reasons, the development conflict with Policy CP11 and paragraph 127 of the NPPF 2019.

3.0 Highways

3.1 Highways have not objected to the proposal following submission of amended plans. However, have
advised that a development frontage is needed to Garboldisham Road and Lopham Road to reduce speeds.
This could be done, however, would prevent the replanting of the hedgerows which is proposed as ecological
mitigation for the loss of existing hedgerows. There is therefore a fundamental conflict between Highways
and Ecological requirements and it may be the case that creating a frontage to Garboldisham Road and
Lopham Road whilst providing satisfactory frontage is not possible, resulting in a conflict with Policy CP 4
(safe access) or CP 10 (ecology) together with paragraph 108 and 109 of the NPPF.

3.2 The density is such that at least 2 parking spaces per dwelling could be provided to comply with Policy
DC 19.

4.0 Trees

4.1 An arboriculture report has been submitted in support of the application. To facilitate the development
187m of important hedgerow along Garboldisham Road,  318m of important hedgerow and trees along
Lopham Road, and 114m of important hedgerow along the sites southern boundary would be required to be
removed. This has resulted in an objection from the Tree Officer whom has disputed the applicants
Hedgerow Assessment and advised that the hedgerows boarding the site are important as defined by the
Hedgerow Regulations 1997. The Tree Officer has further commented that regardless of whether it is
protected by the former referenced regulations, they would object as it is an  important habitat and ecological
resource, the loss of hedgerows post war has had a significant detrimental impact on the landscape,
probably no more so than in the Breckland District. For these reasons, the development would not be
consistent with Policy DC 12 and paragraph 170 NPPF.

 5.0 Ecology

5.1 The application has been supported by an Ecological Impact Assessment which concluded that with the
proposed mitigation measures, there would be a net benefits for wildlife. The NCC Natural Environment
Team (NET) have reviewed the report and disputed the conclusion on two grounds.

5.2 NET have advised the bats recorded on site are at least of local importance and include some instances
of  rarest and rarer bats including barbastelle and Nathusius pipistrelle together with other species which are
listed as S41 Priority Species. Due to the number of bat species recorded together with the location of
habitats and roosting sites to the east and west of the site, NET have advised there opinion is that
significance of this area for commuting bats and foraging bats, is greater than that discussed in the EIA and
the removal of hedgerows as proposed will sever connectivity across the site. The hedges are considered to
be important ecological corridors which need to be strengthened and unlit. The application as proposed
includes the removal of the hedgerows.

5.3 NET have advised that the reptile surveys were carried out in a out-of-season month and in un-
recommended hours. For these reasons, the finding in respect of reptiles are invalid. The government
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circular on planning and biodiversity (Circular 06/2005) makes it explicit that "the presence or absence of
protected species, and the extent to which they could be affected by a proposed development, should be
established before planning permission is granted, since otherwise all material considerations might not have
been considered in making the decision".

5.4 The applications impacts to bats is unacceptable, with the proposal resulting in the loss of locally
important ecological corridors. Whilst replacement hedge planting is proposed, this will take several years to
mature and development will also introduce housing with associated external lighting. In addition, insufficient
information has been provided in respect of reptiles. For these reasons, the development does comply with
the requirements of  Policy CP 10 of the Core Strategy and Section 15 of the NPPF together with the The
Conservation of Habitats and Species Regulations 2010.

Habitats Regulation Screening

5.5 A Special Protection Area (SPA) is 1,000m to the south-south-west (UK9009201) of the application site.
The qualifying features for this SPA is Stone Curlews (A133), Nightjar (A224) and Woodlark (A246). The
objectives for the SPA are to:

"Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site
contributes to achieving the aims of the Wild Birds Directive, by maintaining or restoring;

- The extent and distribution of the habitats of the qualifying features
- The structure and function of the habitats of the qualifying features
- The supporting processes on which the habitats of the qualifying features rely
- The population of each of the qualifying features, and,
- The distribution of the qualifying features within the site."

5.6 As noted by NETs response, no negative impact is anticipated to Stone Curlews, Nightjar or Woodlark,
which is agreed with by Natural England. Haven given consideration to submitted Ecological Impact
Assessment, it is considered unlikely that the development would have a signficant effects on the SPA.

6.0 Residential Amenity

Existing Neighbors

6.1  The site has two immediate residential neighbours Little Rowley and Annex Little Rowley, Lopham Road.
These properties and their gardens are located within the fork of the application site. Layout is reversed for
future determination, however, there is sufficient space to ensure that the properties and its gardens are not
overlooked or shadowed or a sense of enclosure created.

6.2 The main planning amenity issue for Little Rowley and neighbours near to the site, including those on the
opposite side of Lopham Road and Garboldisham Road will be the increase in traffic and the associated
noise. Whilst the roads will have increased traffic, in the context of existing movements, this is not considered
to give rise to unacceptable impact to residential amenity.

6.3 The impact to residential amenity is within acceptable limits, and no objection has been raised by the
Environmental Health Team in this respect.

New Residents
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6.4 The proposed maximum density (21dph) is such that appropriate amenity can be provided for the new
dwellings.

6.5 The site is adjacent to a pig rearing building which is not currently in use. The Environmental Health
Officer has not objected to this arrangement, however, has made recommendations for further information to
be provided with the reserved matters application: update on status of pig farm; updated noise assessment;
and updated odour assessment.

6.6 It may be the case that the pig farm comes into operation and that the indicative 29m buffer (site
boundary to residential) may need to be increased. However, given the maximum density is 21dph, it is
anticipated that a greater buffer could be provided to prevent unacceptable harm to residents amenity in
relation to odour and noise. Based on the foregoing the impact to residential amenity is acceptable and
complies with DC 1, DC2 and DC16.

7.0 Contamination

7.1 The Council's Contaminated Land Officer has reviewed the submitted Site Investigation Report  prepared
by Harrison Environmental and have raised no objection subject to conditions for further contamination
testing and remediation if found to be necessary. On this basis, the development is acceptable in relation to
contamination and compiled with Policy CP 9.

8.0 Flooding and Drainage

8.1 The site is within Flood Zone Risk 1 which has the lowest risk of flooding from rivers and sea as identified
by the governments mapping system. The risk of surface water flooding is identified by the same system as
very low with small areas in the north part of the site as low to medium.

8.2 The submitted Flood Risk Assessment and Drainage Strategy Report August 2019 details an indicative
drainage strategy as follows:

- Infiltration based SuDS are being proposed due to the favourable infiltration rates obtained from on-site
testing.
- Surface water generated from the site will be collected and conveyed via a gravitational drainage network
(pies and swales) towards one of two infiltration basins.
- Basins sized to retain the surface water runoff generated from a 100 year rainfall event including an
allowance of 40% to account for the uncertainties due to climate change.
- The eastern most pond would connect into the public surface water sewer network at a rate agreed with
Anglian Water (9.8l/s).

8.3 The LLFA have satisfied with the indicative drainage proposals and are not objecting subject to
conditions for detailed designs to be agreed prior to commencement of development including allowance for
urban creep. The development is acceptable in respect of flooding and drainage and accords with Policy DC
13.

9.0 Housing Mix and Tenure

9.1 The development proposes 25% affordable housing following this becoming the standard requirement
sought by the Council for new development due to Emerging Plan Evidence Base. This would equate to upto
47 affordable units, split between affordable rent and intermediate part rent part sale. The mix of units in
terms of size will be determined at the reserved matters stage.
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9.2 The development is considered acceptable in respect of potential mix and affordable homes provision in
accordance with emerging Policies.

10.0 Open Space

10.1 If the full 190 units are proposed at the reserved matters stage with a mix of 20 x 1 beds, 40 x 2 beds,
92 x 3 beds and 38 x 4 beds, then policy DC 11 would require 3,632qm of children's play on site including
one LEAP, together with £145,280 for off-site sports.

10.2 The applicants are proposing 2.68ha of formal and informal open space comprising:

- 1 x Locally equipped area of play (400sqm)
- 1.3ha of informal open space/ outdoor playing space
- 0.27ha of allotments
- 0.33ha of community orchard
- 0.74ha woodland

10.3 The Breckland Council Open Space Assessment 2015 identifies that the village has a -1.63 deficiency
in Childrens Play Space against the FIT standard and a -0.18 deficiency in Outdoor Sports Provision against
the FIT standard.

10.4 The development would significantly over provide open space on site, with the children's play space
forming a LEAP. This is a benefit of the proposal. The development would also provide allotments, and it
understood the villages currently has 23 allotments for which there is a waiting list. The provision of 14 new
allotments would significantly increase the villages current provision for which there is an identified need. In
addition, there is a community orchard and woodland beyond which is required by Policy.

10.5 The applicant is not proposing to provide any maintenance monies for the open space, which Policy DC
11 requires for a 10 year period. The development therefore is partly non-compliant with Policy DC 11.

11.0 Infrastructure

11.1 The additional dwellings will create increased demand on local services and facilities.

11.2 Norfolk County Council Infrastructure Team have commented on the application and advised that there
is no capacity for early, primary or secondary education at local facilities and therefore a contribution is
required for each of these in accordance with their standard multipliers. Contributions are also required for
libraries (£75 per dwelling) and fire hydrants (1 hydrant per 50 houses rounded up).

11.3 The NHS have requested £362 per dwellings to fund facilities at Harling Surgery.

11.4 Open Space infrastructure is discussed in Section 10.0. The applicant has confirmed they are not
proposing to pay the £8.50 per square metre for open space maintenance which results in a part conflict with
the requirements of Policy DC 11.

12.0 Heritage

12.1 Any decisions relating to Listed Buildings and their settings must address the statutory considerations of
the Planning (Listed Building and Conservation Areas) Act 1990 in particular sections 16, 66 and 72 as well
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as satisfying the relevant policies within the NPPF 2019 and the development plan. National policy states that
when considering the impact of a proposed development on the significance of a designated heritage asset,
great weight should be given to the asset's conservation. Core Strategy Policy DC17 seeks to ensure that
new development preserves and enhances the character, appearance and setting of conservation areas and
listed buildings.

12.2 The application site is located to the immediate south and south east of The Crescent, which consists of
eight pairs of semi-detached dwellings, all of which are Grade II Listed. These properties have local historical
importance having been designed by  the architect George John Skipper (1856-1948) as an experiment in
cheap house building techniques in response to the Housing and Planning Act (Addison Act) of 1919. The
Historic Building Officer has objected to the proposal as views to the Listed Building across the development
site to the Listed Buildings will be lost. They advise that the lands private ownership is not a factor when
considering the contribution that setting makes to the significance of the Heritage Asset (The setting of
Heritage Assets, planning note 3 Historic England refers). The medium and long views to and the Listed
Buildings which form part of their setting, will be permanently lost, causing less than substantial harm.

12.3 NPPF paragraph 196 sets out that where a development proposal will lead to less than substantial harm
to the significance of a designated heritage asset, this harm should be weighed against the public benefits.
Whilst there are public benefits including the contribution to the 5 year land housing supply and provision of
open space in excess of Policy Requirements, these do not outweigh the overall public harm caused by the
development and therefore, it is considered that the application does not meet the requirements of Policy DC
17 or NPPF paragraph 196 nor the Planning (Listed Building and Conservation Areas) Act 1990.

12.4 The site has archaeological potential as evidenced by the supporting reports and confirmed by NCC
Environment Services, whom have not raised an objection subject to a condition for further investigation.

13.0 Density

13.1 The residential part of the application equates to approximately 21dph. Policy DC 2 permits between 22
to 30dph at edge of settlement locations where there are  local character and accessibly factors. The
development is therefore, not as an efficient use of land as sought by the adopted development plan.

14.0 Conclusion/ Planning Balance

14.1 This application seeks Outline planning permission for upto 190 dwellings, open space and associated
infrastructure at land off Lopham Road, Harling. The site is outside the settlement boundary falling within the
countryside. For this reason, the proposal conflicts, in principle, with Policies SS01, DC02 and CP14  which
seek to focus new housing within defined Settlement Boundaries. However, the Council do not have a 5 year
land housing supply, and are reporting a 4.77 years supply. The weight given to the lack of a 5 year land
housing supply is dependent on the amount of shortfall as established at various appeals and it is noted that
the Council has a relatively small shortfall of 0.33 years. It is also noted that the Council is actively working
towards demonstrating a 5 year land supply by the progress of its emerging local plan together with granting
planning permission in 2019 for sites outside of settlement boundaries and emerging allocations such as 8
homes at Warren Lane Attleborough (3PL/2016/0486/H), 21 homes at Colkirk (3PL/2017/1354/F) and 95
units at Great Ellingham (3PL/2018/1021/F). Notwithstanding the small amount of shortfall and Council's
successful efforts to move towards a 5 year land supply, there is still a deficit where residential permissions
should be granted unless the harm is significant and demonstrable. Therefore, the most pertinent issues are
considered below.

14.2 The application is for large number of properties for a service centre village and is significantly more
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than the villages emerging residential application. The emerging local plan is at an very advanced stage and
the Inspectors Final Report is expected imminently. For these reasons, the application is considered
premature and would undermine the emerging local plan which is close to adoption by predetermining the
location and number of dwelling for the village, and where paragraph 49 advises applications should be
refused.

14.3 The development would provide up to 190 new homes which is a significant contributions towards the
Council's housing supply, of which 47 would be affordable homes for which there is pressing district wide
need. These are notable benefits of the scheme. The application also significantly over provides open space
on site by approximately 2.3ha including a mix of allotments, woodland, orchard and general open space.

14.4 Harling is a Service Centre Village with the services and facilitates to meet the day to day needs of
existing residents. The development is substantial in size and is not an emerging allocation. The new
residents would need to use private car, due to lack of regular bus service, for access to  employment,
secondary education, higher education and larger convenience shops which are not present in the village
currently. This is a moderate negative of the application in the context of it being a large development for a
service centre village.

14.5 The proposed development would encroach beyond the main built form of Harling and have a significant
urbanising effect that would permanently alter the setting of and approach to the village from Garboldisham
Road which includes pleasant and expansive rural views over the application site. This is contrary to Policy
CP 11 and paragraph 127 of the NPPF.

14.6 The development will require loss of significant length of protected hedgerows, non-protected
hedgerows and trees along the sites perimeter. The applicant has proposed replacement hedge planting to
mitigate against this loss, however, the Tree Office has raised an objection due to the loss on an important
habitat and ecological resource, together with the harmful landscape. For these reasons, the development
would not be consistent with Policy DC 12.

14.7 The application site is to the south of Grade II listed The Crescent comprising 8 dwellings which is
afforded views to and from the application site. These views are across an open rural landscape, albeit part
obscured by hedges, and provide a significant positive contribution to their setting. The indicative masterplan
and access proposals show how an open space could be provided adjacent the Listed Buildings which
provides a small amount of mitigation, however, will still result in the loss of the expansive views. The
development will not result in any physical alteration to the Listed Buildings, nor loss of immediate views and
for this reason, the harm to the Listed Buildings setting is considered less than substantial.

14.8 The applicant does not propose to pay any maintenance monies for the on-site open space as required
by Policy DC 11.

14.9 The development would contribute to the 5 year land housing supply, provide affordable homes and
open space. However, the harm is considered to significantly and demonstrably outweigh the benefits due to
the substantial harm to the landscape and the villages rural setting, loss of important hedgerow which has
great visual and ecological value, less than substantial harm the 8 Grade II Listed Buildings and the lack of
bus service to ensure sustainable options for travel. In addition, it is considered the application would be
premature and would predetermine decisions about the scale and location of residential development for the
village. Therefore, as advised by paragraph 11 of the NPPF, the application should be refused.

RECOMMENDATION
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Refusal.

REASON(S) FOR REFUSAL

1 Premature
The application is for 190 dwellings which is locally a significant number of new homes and
is more than double the villages only emerging residential allocation. The Council's
Emerging Local Plan is at an advanced stage, having been submitted for examination and
been subject to three further modification consultations. The application is therefore
considered premature as it would pre-determine the location and scale of residential
development for the village. In these circumstances paragraph 49 of the National Planning
Policy Framework 2019 advises applications should be refused.

2 Character and appearance of village setting and
countyside
The proposed development of the 11.79 hectare site for residential development including
built up areas and formal landscapes/ open space would result in harmful urban intrusion
into the open countryside, beyond the existing built up part of the village to the north which is
contained by Lopham Road. Due to the locations flat, tranquil and rural nature which allows
for expansive views, this sizeable development would result in significant harm to the rural
approach to and setting of the of the village; together with the character and appearance of
the landscape.

The proposed development is therefore not considered to comply with policies DC16 and
CP11 of the adopted Breckland Core Strategy and Development Control Policies (2009) and
paragraph 170(b) of the National Planning Policy Framework 2019.

3 Hedges and Trees
The loss of significant lengths of hedgerows, which are a slow growing plant, along the sites
boundaries with both great visual and ecological value is contrary  to Policy DC 12 of the
Core Strategy and Development Control Policies Document (Adopted 2009) and paragraph
109 of the National Planning Policy Framework (2019).

4 Ecology
The development would result in the destruction and harm to commuting and foraging
habitats for bats which are a protected species, including rare and rarest bat species
resulting in locally significant adverse effects. This is through the loss of hedgerows and dark
corridors which will sever connectivity across the site. In addition, insufficient information has
been submitted to account for reptiles some of which are protected species which could be
detrimentally affected by the scheme. The development therefore fails the requirements of
the  Breckland Council Core Strategy and Development Control Policies Development Plan
Document (2009) Policy CP 10 and The Conservation of Habitats and Species Regulations
2010.

5 Highways Frontage
The proposals for replacement hedgerows along Garboldisham Road and North Lopham
Road would result in a contained development creating a character which isolates the
development from the existing village. It would prevent the effective implementation of speed
signage and therefore fails the requirements of Policy CP 4 of the Core Strategy and
Development Control Policies Document (Adopted 2009) and paragraph 108 of the National
Planning Policy Framework (2019).
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6 Listed Buildings
The development would cause less than substantial harm to the Listed Buildings due to the
loss of views to and from the development which contribute to their rural and tranquil setting.
In these circumstances paragraph 196 of the National Planning Policy Framework (2019)
advises that the harm should be weighed against the public benefits of the proposal.  The
public benefits are considered to be outweighed by the public negatives as detailed in the
first three reasons for refusal. The development is therefore contrary to Breckland Council
Core Strategy and Development Control Policies Development Plan Document (2009) Policy
DC 17 as well as having regards to paragraph 196 of the National Planning Policy
Framework (2018) and the Planning  (Listed Building and Conservation Areas) Act 1990.

7 S106 Contributions
Core Strategy and Development Control Policies Document (Adopted 2009) Policy DC 11
requires developers to pay for open space maintenance for a period of 10 years. The
applicant are not proposing to include this as part of the S106 legal agreement, and
therefore conflicts with Policy DC 11.

In addition, Norfolk County Council Infrastructure have requested a monitoring fee
contribution for items including education contributions. This is in accordance with the
National Planning Policy Guidance (online) advice (Planning obligations section). The
applicant has not proposed to provide this as part of the S106.
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