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Summary – This report concerns a planning application for residential development 
on the edge of Harling. It is recommended that the application is refused. 

 
 
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 15 new dwellings, an area of public open space and the 
construction of a new access/estate road.  The proposal differs from the development 
refused in September 2009 in that the proposed public open space has been 
relocated.   
 
The application site is located on the south-eastern fringe of the village of Harling.  
The site comprises an irregularly shaped parcel of vacant land extending to 0.65 
hectare.  The site is adjoined on one side by a small industrial estate and on the 
other by open countryside.   
 
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.  SITE HISTORY 
Planning for the erection of 15 dwellings on the application site was refused in 
September 2009 on grounds relating to planning policy, highway safety, impact on 
trees and crime and disorder.  An appeal has been lodged against this refusal, which 
is due to be heard at a local inquiry on 17th February 2010.   
 
Planning permission was granted in January 2009 for the erection of 10 dwellings on 
adjacent land. 
 
5. CONSULTATIONS 
Harling Parish Council – comments awaited.      
 



The Highway Authority – comments awaited.   
 
Norfolk Police have raised no objection to the application 
 
The Senior Planning Policy Officer has raised objection to the application on the 
grounds that the scheme would not address all of the requirements of PPS 3 and 
would prejudice the preparation of the forthcoming Site Specifics DPD. 
 
The Tree & Countryside Officer has raised concerns about the impact of the 
development on existing trees.  A full tree survey and arboricultural assessment has 
been requested. 
 
The Council’s Contaminated Land Officer has raised no objection subject to 
conditions.   
 
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 particularly relevant.    
 
The application site falls outside the defined Settlement Boundary for Harling, as set 
out in the Proposals Maps accompanying the adopted Core Strategy (rolled forward 
from the outgoing Local Plan).  The following policies contained in the Core Strategy 
& Development Control Policies DPD are relevant: 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 14 (Energy Generation and 
Efficiency) and Policy DC 16 (Design). 
 
7.  ASSESSMENT 
The principal issues raised by the application concern: i) planning policy matters, ii) 
design and layout, iii) impact on trees, iv) relationships with adjacent development, 
and v) transport matters/highway safety.   
 
Policy 
The application site lies outside the Settlement Boundary for Harling, and accordingly 
the proposal would conflict with Core Strategy Policies DC2, CP 14 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, 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. 
 
The current proposal generally performs reasonably well when assessed against the 
first four PPS 3 paragraph 69 criteria, particularly taking into account its location on 
the edge of a village identified as a potential service centre, the mix of housing 
proposed and the design quality of the scheme.  A range of house sizes are 
proposed, including affordable units (40% of the total).  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.  In order to demonstrate 
deliverability, the applicant has confirmed that a number of local building contractors 
would be willing and able to construct the development.  However, it should be noted 



that work on the development of the adjacent site approved in January 2009 has not 
yet started. This raises concerns as to whether the site is achievable in the context of 
PPS3. 
 
In addition to the more general requirements of PPS 3 paragraph 69, it is necessary 
to consider the potential impact of the proposed development on wider policy 
objectives, principally the emerging LDF process.  The Core Strategy provides for an 
allocation of 50 new dwellings for Harling for the period up to 2026, and the Council 
is currently progressing the Site Specifics DPD for further consultation on this basis.  
The scheme for 10 dwellings on adjacent land, permitted under the auspices of PPS 
3 policy, will be subtracted from the total allocation leaving a balance of 40 units to 
allocate. Therefore, the current proposal, together with the adjacent housing scheme, 
would result in half of the proposed allocation being taken up in advance of the 
adoption of the Site Specifics DPD.  It is considered that this level of development 
commitment would unacceptably compromise the ability of the Council to 
comprehensively review and assess potential housing sites around the village, 
particularly for larger schemes of 20+ units which would be capable of delivering 
wider community benefits.  The application therefore fails to satisfy all of the criteria 
of paragraph 69 of PPS 3. 
 
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 approved development of 10 dwellings.  This approach 
is considered to be acceptable in principle. 
 
Design & Layout 
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.  Whilst the proposed 
housing layout would be somewhat suburban in character, the relocation of the 
proposed open space to a central position, with houses grouped around it, would 
provide a focal point for the development and create a much stronger sense of place.  
This revision has also addressed previous concerns about the lack of surveillance of 
open space and footpaths.  Generally, it is considered that the layout and design of 
the development is acceptable and would comply with Policy DC 16.     
 
Trees 
There is an established hedgerow with trees along the eastern boundary of the site, 
which partially screens the development site from the open countryside beyond.  
Concerns have been raised by the Tree Officer & Countryside Officer about the 
proximity of some of the proposed dwellings to existing trees.  On the basis of the 
information provided, it is considered that the proposals could threaten existing trees 
due to intrusions into root protection areas and because of potential overshadowing 
problems.  Further information from the applicant is awaited.   
 
Relationship with neighbouring development 
The application site is immediately adjacent to a small industrial estate.  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, although given the mitigating factors referred to it is unlikely that a refusal of 
permission would be warranted on this ground alone.   
 
Transport 
The Highway Authority has objected to further development here due to concerns 
about sustainable transport and traffic safety.  Given that Harling has been identified 
as a local service centre and that additional footpath links are proposed as part of the 
development, it is considered that it would be difficult to substantiate a persuasive 
case against the application on this basis.  In terms of traffic safety, it is 
acknowledged that the junction of Lopham Road with Garboldisham Road is 
substandard.  Whilst refusal of permission might not be justified on this ground alone 
(due to the relatively modest scale of the development proposed), it is nonetheless a 
factor which ought to be considered as part of a comprehensive review of possible 
development sites through the LDF, and which adds weight to the overall conclusion 
that further development should not be approved here at this stage.   
 
Conclusion 
Due to the current housing land supply situation and its implications for the 
consideration of housing developments, the issues relating to the development of this 
site are rather more finely balanced than otherwise would have been the case.  The 
proposed development would satisfy a number of the policy criteria set out in PPS 3, 
notwithstanding its location outside the Settlement Boundary for Harling.  However, it 
is considered that the proposal would unacceptably compromise the ability of the 
Council to comprehensively review and assess potential housing sites around the 
village through the Site Specifics DPD.  There remains some concern that the site 
could reasonably be delivered within 5 years which PPS3 expects. Whilst the 
changes made to the proposed development address concerns raised previously 
about crime and public safety issues and the layout of footpaths and open spaces, 
the fundamental policy objection remains.  
 
8. RECOMMENDATION 
That planning permission is refused on the grounds of conflict with Policy DC2 of the 
adopted Core Strategy and failure to satisfy the requirements of national policy 
contained within PPS 3 (including paragraphs 54 and 69).   Supplementary grounds 
of refusal are also recommended relating to impact on trees and highway safety. 

 


