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Summary – This report concerns revised proposals for a development of 10 
dwellings on the edge of Harling. It is recommended that the application is approved. 

 
 
1.   INTRODUCTION 
This report concerns an application for full planning permission for residential 
development on land at Lopham Road, Harling.  The development proposed would 
comprise the erection of 10 new dwellings, the demolition of existing commercial 
buildings, provision of public open space, and the construction of a new access and 
estate road.  The proposal differs from the development previously approved here in 
that the layout of part of the scheme has been changed to include an area of public 
open space and to accommodate proposals for a second phase of development on 
adjacent land.   
 
The application site is located on the south-eastern fringe of the village of Harling.  
The site was formerly used for commercial purposes and includes 2 vacant buildings.  
The land is irregular in shape and extends to 0.55 hectare.  The site is adjoined on 
one side by residential development and on the other by a small industrial estate.   
 
The application is supported by a Design & Access Statement, Noise Assessment, 
Tree Report and Contamination Risk Assessment.  A Section 106 Agreement has 
been drafted which would provide for affordable housing, provision of open space 
and contribution to local highway improvements. 
 
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. PLANNING HISTORY 
Planning permission was granted in January 2010 for the erection of 10 dwellings on 
the application site. 
 
5. CONSULTATIONS 
Harling Parish Council – comments awaited.   
 
The Highway Authority - comments awaited.  
 
Norfolk Police have raised no objection to the application. 



 
The Tree & Countryside Officer has raised no objection subject to tree protection and 
landscaping conditions.   
 
The Council’s Contaminated Land Officer has raised no objection subject to 
conditions relating to site investigations.   
 
The Planning Policy Team has made a number of comments in respect of this 
application– these are considered in the remainder of this report.  
 
6.  POLICY 
At a national level, policies set out in PPS 3 Housing, PPS 7 Sustainable 
Development in Rural Areas, and PPG 13 Transport are particular relevant.    
 
The application site falls outside the Settlement Boundary for Harling, as defined on 
the Proposals Maps accompanying the adopted Core Strategy (but rolled forward 
from the outgoing Local Plan).   Relevant policies from the adopted Core Strategy & 
Development Control Policies DPD include: Policy CP 14 (Sustainable Rural 
Communities), Policy DC 2 (Housing), Policy DC 4 (Affordable Housing), Policy DC 
11 (Open Space), Policy DC 12 (Trees), Policy DC 15 (Energy Efficiency) and Policy 
DC 16 (Design). 
 
7.  ASSESSMENT 
The principal issues raised by the application concern: i) the extent to which the 
development would accord with relevant planning policy, ii) the relationship of the 
development with the adjacent industrial estate and neighbouring dwellings, and iii) 
the impact of the development on the character of the area.   
 
Policy 
The application site lies outside the Settlement Boundary for Harling, and accordingly 
the proposal would conflict with Core Strategy Policy DC2, Policy CP14 and 
countryside protection policies set out in PPS 7.   
 
Notwithstanding this conflict with 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 (there is currently 
a 2.8 year supply in Breckland), favourable consideration should be given to housing 
proposals if they address satisfactorily the criteria set out in PPS 3.  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. 
 
When the previous application for 10 dwellings here was determined (January 2009), 
it was accepted that the scheme would generally perform well when assessed 
against PPS 3 criteria, particularly taking into account its location on the edge of a 
village identified as a local service centre, the mix of housing proposed and the 
design quality of the scheme.  Further, consideration was given to whether the site 
was suitable, available and achievable and could contribute to land supply within 5 
years. These findings hold good for the latest proposals.  The scheme would not 
result in an intrusion of development into open countryside, but would allow for the 
re-use of a semi-derelict brownfield site.  Assurances have been provided about 
delivery of the development, and on this basis it is considered that the scheme would 
help to address current housing land supply shortages without prejudicing other 
planning policy objectives. 
 



In line with its designation as a Local Service Centre village for growth, an allocation 
of 50 new dwellings has been made for Harling.  The proposed development would 
reduce the allocation to be considered through the Site Specifics DPD to a balance of 
40, but it is not considered that this would unduly compromise the ability of the 
Council to plan comprehensively the future development of the village.   
 
An increase in the number of affordable dwellings provided from 3 to 4 units has 
been sought in line with Core Strategy policy DC 4. 
 
The proposed houses would be constructed to Code Level 3 of the Code for 
Sustainable Homes, and so would meet the requirement of Core Strategy Policy DC 
14 to provide 10% energy from on-site or decentralised renewable sources. 
 
Policy DC 11 of the submitted Core Strategy & Development Control Policies DPD 
requires housing developments like this to make a financial contribution towards local 
recreation facilities.   In this instance, it is proposed that the recreational needs of the 
development should be met by the provision of on-site open space rather than by 
financial contribution.  The open space proposed would be part of a larger area that 
would also serve the adjacent development of 15 dwellings, should this be approved.  
This approach is considered to be acceptable in principle. 
 
Relationship with neighbouring development 
The application site is sandwiched between existing residential development to the 
west and a small industrial estate to the east.  Concerns have been raised about 
noise and disturbance affecting future residents.  The Noise Assessment submitted 
in support of the applicant concludes that, having regard to the nature of existing 
commercial activity and the layout of the proposed development, significant levels of 
noise are not likely to be generated by uses accommodated in the industrial units or 
by associated traffic.    
 
A degree of protection for future residents would be provided by conditions on the 
1986 planning permission for the industrial estate, which limit the commercial units to 
B1 and B8 use only (light industrial/offices/storage).   The layout of the industrial 
estate, with rows of units facing each other rather than directly towards the proposed 
housing, would also help, to an extent, to limit noise problems.  Houses closest to the 
industrial estate could be fitted with acoustic glazing.  However, given the close 
proximity of the some of the proposed houses, and the absence of an hours of 
operation restriction, it is considered that there is some potential for disturbance from 
general activity and traffic.  However, given the mitigating factors referred to, it is not 
considered that a refusal of permission would be justified on this basis.  The 
proposed location of open space to the rear of the commercial units would provide a 
greater degree of separation to some of the proposed houses when compared to the 
previously approved layout.   
 
The proposed housing adjacent to the western site boundary would result in some 
loss of amenity to the immediately adjacent bungalow due to overlooking and visual 
impact.  However, as with the previous proposal, it is considered that these effects 
would not be so significant that a refusal of permission would be justified.   
 
Local character 
The application site occupies a relatively prominent position on the edge of the 
village of Harling.  The proposed houses would be traditional in architectural style 
and arranged to create varied and attractive street scenes.  The proposed access 
road would result in the loss of a mature Corsican pine tree on the Lopham Road.  
Whilst this would detract from the appearance of the site frontage, replacement tree 



planting is proposed in mitigation.  Additional landscaping is also proposed to 
enhance the site entrance and to soften the boundary with the adjacent industrial 
estate.  As with the previous proposal, it is considered that the scheme is acceptable 
in design and layout terms.   
 
8.  RECOMMENDATION 
That planning permission is approved subject to conditions and the completion of the 
proposed legal agreement.  Recommended conditions would include the following: 
external materials, levels, landscaping, tree protection, boundary treatments, access 
and parking, site investigations, drainage, acoustic glazing, and Sustainable Homes 
Code Level 3.  Given that approval of the development is recommended in order to 
address current housing land supply shortfalls it is suggested that a time limit 
condition is attached requiring a start to be made within 5 months. This would tie in 
with the previous permission so as not to undermine the reasons for granting that 
permission in view of land supply considerations.   

 


