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Introduction

This Planning, Design and Access Statement has been prepared by Turley to accompany
an outline planning application for residential development on land adjacent to
Garboldisham Road, East Harling (‘the Site’). The application has been submitted on
behalf of Silverley Properties Ltd (hereafter referred to as ‘Silverley’ or ‘the applicant’)
and the Landowners (Isla Marion McTaggart, Terry Davidson, Damian John Sullivan,
Graeme Matthew Robertson).

This outline planning application seeks permission for the following high-quality,
landscape and design-led scheme on land adjacent to Garboldisham Road, East Harling;

“Outline planning application with all matters reserved except access for the erection of
up to 12 dwellings, landscaping and all associated infrastructure”.

This outline application includes affordable homes, landscaping, car parking and
infrastructure to serve the Scheme.

This Planning, Design and Access Statement (‘PDAS’) demonstrates how the Illustrative
Preliminary Layout of the Site has been informed by a rigorous process of assessment,
evaluation and design. The PDAS also contains the Draft Heads of Terms for the Section
106 Agreement.

This Statement should not be read in isolation, as it forms part of a comprehensive
package of documents and drawings, which when considered together, support the
overall planning application.

In addition to this Statement, the following documents are submitted in support of the
application:

Plans for Determination

. Location Plan;

o Existing Site Plan;

. Parameter Plan; and

. Access drawing.

lllustrative Plans

o Illustrative Preliminary Layout
Statements and Reports

o Heritage Statement

. Context and Landscape Analysis
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. Preliminary Ecological Impact Assessment and Biodiversity Net Gain Statement;

. Condition Assessment Sheet;

. The Statutory Biodiversity Metric Calculation Tool;
. Tree Survey and Arboricultural Impact Assessment;
. Transport Statement;

o Phase 1 Contamination Assessment;

. Flood Risk Assessment and Drainage Strategy; and

o Utilities Report.

The application is built upon a thorough analysis of the site conditions, its surroundings
and the effects of development. This Planning, Design and Access Statement contains a
complete assessment of how the proposed development accords with the relevant
national and local planning policy together with any material considerations.

Silverley are a land promoter who specialise in village and rural residential
developments, with a focus on balancing the key considerations of aesthetics, design,
highway safety, ecology, landscape and drainage. Silverley also focus on delivering a mix
of homes that support local needs such as those looking to embark on the property
ladder or those wishing to downsize but stay within their local community.

The conclusions of this PDAS will demonstrate that there are no technical or
environmental constraints that cannot be suitably addressed through sensitive design
and mitigation, and the Applicant is committed to progressing a very high quality,
sustainable, residential proposal as soon as possible.

The overall balance of policy compliance and other material considerations, having
regard to the significant benefits of the proposals, therefore weighs strongly in favour of
the grant of planning permission on this Site for the Proposed Development.

There are also no other considerations which significantly and demonstrably indicate
that planning permission should be withheld for the Proposed Development.

Accordingly, early housing delivery is assured, and this Statement will conclude that
outline planning permission should therefore be granted for the Proposed Development.
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Planning Background

Site Promotion

Breckland District Council are progressing with a full update to the Local Plan with a Call
for Sites being undertaken in 2022 and a Preferred Options Draft Plan (Regulation 18
Consultation) in 2024. However, the revised National Planning Policy Framework and
associated changes to housing numbers has led to a delay in progressing the Plan with a
revised Local Development Scheme (LDS) being approved on 3 March 2025.

Under the revised LDS, a further Regulation 18 Consultation will now take place in
October 2025.

The Site was put forward as part of the Call for Sites consultation for the Local Plan.
However, the Regulation 18 Consultation (Preferred Options Draft Plan) in July 2024 did
not propose any allocations at East Harling despite the Council’s Site Profile Assessment
(December 2023) (Ref: LPR/C45/DEV/133) scoring the Site as amber and green save for
the greenfield site criterion.

Consultations

Pre-Application Discussions

A formal pre-application submission was made to Breckland District Council in October
2023 (under LPA reference: 3PE/2023/0208/PEA). A meeting was subsequently held on
30 November 2023 with the Council’s Planning Officer and subsequently written advice
was provided on 6 December 2023.

A summary of the key points raised by the Council as part of the pre-application
consultation are set out below. These are assessed and responded to in more detail later
within this Statement.

e Principle of development — advice was received that the most relevant policies
relating to the principle of the development are GENO5 and HOUO04 of the
Breckland Local Plan (2023). The site lies outside of any defined settlement
boundary. Policy GENO5 strictly controls development outside of the defined
settlement boundaries to recognise the intrinsic character and beauty.

Whilst the proposal would not be supported by the Council’s Local Plan policies,
following the release of the 2024 version of the NPPF, Breckland District Council
can no longer demonstrate a 5YHLS and therefore limb (ii) of paragraph 11 d) of
the NPPF would be engaged. The presumption in favour of sustainable
development would be applied in this case, and an application on this site could
be supported subject to a planning balance assessment that results on any
adverse impacts not significantly and demonstrably outweighing the benefits of
the scheme.



Affordable Housing — advice was received in relation to affordable housing and
that provision of affordable housing of 10 or more dwellings should provide 25%
affordable housing provision on Site, under Policy HOUO7.

This outline application will provide the policy compliant level of affordable
housing as outlined in Section 5 of this PDAS.

Access and Car Parking — advice on sustainable transport was provided and stated
that any future application should comply with Policy TRO1 and TRO2 of the Local
Plan (2023). As this is a major development a Transport Statement (subject to the
number of dwellings) is required. Careful consideration should be given to the
placement of the site access point to allow for minimal removal of the frontage
hedgerow and trees. The Council note there is an existing field access and the use
of this should be explored.

Layout, Design and Landscaping — advice was received regarding policy ENVO5 of
the Breckland Local Plan (2023), which seeks new development to contribute to
and where possible enhance the local environment by recognising the intrinsic
character and beauty of the countryside. Development must have regard to the
settlement character and settlement fringe character assessment. A full
assessment of the visual impact of the development for housing on this site would
need to be undertaken when assessing any formal planning application
submission. The Council considered that the frontage hedge should be retained
and enhanced but the dwellings should front the road and not be side on, as this
is not characteristic here. The continuous blocks of built form with no significant
gaps does not allow the landscape features of the site to have any context within
the development. Garden depths should be at least 10 metres.

Residential Amenity — advice was given that careful consideration should be given
to window placement, heights of buildings, layout and the use of boundary
screening in order to demonstrate the development would not lead to any
adverse amenity impacts with regards to Policy COM 03 of the Breckland Local
Plan (2023).

Heritage — advice was given of the need to respect the setting of the listed
buildings located opposite the site. Any new access should not be located opposite
the buildings. The boundary vegetation including the historic field boundary in the
centre of the site should be retained.

Trees and Hedgerows — advice was given that a tree and hedgerow survey should
be provided in support of a planning application. The Council states that there is
significant vegetation around the boundaries of the site and this should all be
protected and dwellings sited significant distances away so that there is no
pressure to fell trees and hedges in the future. They also raised concerns about
any removal of the frontage hedgerow.

Ecology and Habitat Sites — advice was given that an appropriate ecology survey
would be required with any subsequent planning application to address the
impact on ecology and set out how it would be enhanced by your proposals. This
should be undertaken by a suitably qualified ecologist and surveys carried out at
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appropriate times of the year. The Ecology report should also cover the issues
below by demonstrating 10% biodiversity net gain, if the legislation is in force and
will also need to undertake a Shadow Habitats Regulations Assessment to enable
the Planning Authority to undertake an Appropriate Assessment on protected
sites and species where mitigation is proposed.

. Flood Risk and Drainage — any application would need to be accompanied by
details of how foul and surface water drainage would be disposed of. A flood risk
should also be submitted.

o Public Open Space — advice was given of the need to either provide public open
space on site or make off-site contributions.

Community Consultation

On 7 June 2024, the applicant approached the chairman of Harling Parish Council about
the promotion of the application site but at that time the Parish Council was wishing to
attend the seminars being presented on the latest Local Plan documentation in
advance of any meetings.

On 21 June 2024, a follow up telephone call was made to the Parish Council where it
was advised that the Council were not in a position to communicate on particular sites
until a planning application was submitted or details provided through the Local
process in relation to potential amendments to the village boundary.

In July 2024, the Parish Council provided the applicant with a document which
provided feedback from local residents along with their concerns following a drop in
event in 2019. This has been taken into account by the applicant when developing the
current proposals.

The applicant is aware that on Saturday 6 September 2025, a drop in session took place
at the Riverside Centre, where residents were given the opportunity to review all of the
sites being proposed for housing in East Harling as part of the Local Plan Call for Sites.
The intention is to review any responses published as part of this consultation in
relation to the application site.

Summary

The applicant has undertaken pre-application engagement with Breckland District
Council and has reached out to Harling Parish Council.

As a result of the engagement process, the project team has gained an enhanced
understanding of the local context and increased awareness of the considerations
related to the proposals.
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Site Description and Context

East Harling is classified as a Service Centre within the Local Plan 2019. It is located
equidistant between Thetford, Attleborough and Diss, approximately a distance of 9
miles. The land within the control of Silverley and their landowner extends to
approximately 0.69 hectares and is located in the southern part of the village.

The site is located adjacent to Garboldisham Road and to the west of Lopham Road
where it adjoins the settlement boundary on two sides. It is in a highly sustainable
location, approximately 400 metres from the village centre where there are a good range
of services and facilities. These include but are not limited to a local supermarket, a
butchers, two public houses, takeaways, a post office, doctors surgery and pharmacy.
The Site is also within walking distance of the primary and junior school. There are bus
links to Norwich, Diss and Attleborough with the closest bus stop located within walking
distance on Kenninghall Road and Pound Corner on King Street.

The local area has a broad mix of house types and styles, ranging from traditional
thatched or ‘covered verge’ pan-tiled cottages to mid twentieth century, estate style
houses and more modern neo-vernacular, detached properties in mid-sized plots. Local
materials are also diverse in nature, but the older village core is characterised by red
brick and render with some flint detailing, pan-tiled or slated roofs.

Site Details

The Site itself comprises rough grassland, used for the grazing of horses. Access is
currently provided at the northern end, directly off Garboldisham Road, and is used in
association with the horses being kept on the site. The boundary adjacent to the road
comprises hedging with residential properties opposite, including a pair of semi-
detached Grade Il listed cottages.

To the north of the Site are two storey dwellings which run along Garboldisham Road,
while to the south and west are grazing and open grassland with further residential
properties beyond, all taking access from Garboldisham Road. These boundaries
comprise trees and hedging, with a tree belt running east to west across the southern
part of the site.

The site benefits from being heavily vegetated along its boundaries and this effectively
screens and restricts views both into and out of the site from surrounding residential
properties and wider views.

Site Opportunities and Constraints

Through assessment of the site context the following opportunities and constraints have
been identified, subsequently informing the scheme presented as part of this planning
application:

. Delivery of high-quality new homes including affordable housing;



A sensitive landscape-led scheme could form an attractive edge of settlement
extension on a well contained Site;

Retention and enhancement of existing boundary planting would link to the
countryside and wider green infrastructure beyond;

The Site is located within Flood Zone 1 — with the lowest risk of flooding and at a
very low risk of surface water flooding;

The Site is not located in the conservation area; and

Well located to the settlement of East Harling resulting in a sustainable location.
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Proposed Development

This is an outline planning application for Land adjacent to Garboldisham Road, East
Harling which is seeking:

Outline planning application with all matters reserved expect access for the
erection of up to 12 dwellings, amenity space, landscaping and all associated
infrastructure.

A Parameter Plan along with a supporting lllustrative Preliminary Layout have been
prepared to demonstrate how a high-quality scheme comprising landscaped areas, SUDS
and new homes can be integrated into the wider area.

In addition, whilst not for determination, the purpose of the lllustrative Preliminary
Layout is to demonstrate that up to 12 new homes along with land for a proportionate
amount of open space and green corridors can be comfortably accommodated and
delivered, along with the Council’'s other policy requirements such as drainage
infrastructure and car parking provision (see Planning Assessment Section).

It is highlighted that a later Reserved Matters application will assess both the layout and
design of the new homes, but this section of this report reviews the illustrative proposals
which demonstrate that the quantum of development can be delivered on Site.

As part of the design development, initial stages of the design process involved
evaluation of the Site characteristics and scale, identification of the key local,
transferable characteristics and constraints, and the assessment of options for site
access, open space distribution and public realm, frontages and connectivity. This is set
out in more detail below, along with commentary on the final illustrative proposals
presented as part of this application.

SITE ANALYSIS
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Preliminary analysis informed the potential locations for built form, the key public
frontages that should be established and how to best place views into and through the
Site to the wider landscape beyond.

As noted, there are existing domestic properties to the north and east of the Site, which
have influenced the design response when placing and massing the new residential
development zones across the Site.

The principal local features are illustrated on the plan below and indicated as follows:
. Listed Building = Pink

o Existing Trees = Green

. Existing Building Frontage = Yellow

o Frontage Opportunity = Red



o Views In/Out = Orange

Figure 1 — Preliminary Analysis

DESIGN PRINCIPLES

4.8

From the outset, strong design principles have been applied to the Site to create a
sustainable and positive addition to the village, taking into consideration the initial Site
analysis. In particular, the scheme seeks to:

o Efficiently use the Site in line with the prevailing built form pattern, density of the
area and in response to local housing need

o Provide a range of new homes and diversity of building types as part of a high-
quality development.

o Integrate the new scheme into the village by respecting the local landscape
features and considering views into the Site from the surrounding area.

. Retain existing landscape features, enhance the biodiversity of the Site through
new planting.



DESIGN DEVELOPMENT

Pre-application

4.9 A Preliminary Site Layout was developed that followed the design principles set out
above and pre-application advice was sought from the Local Authority. That preliminary
plan is included below and the responses to the advice received are explored through
the layout options that follow.

Figure 2 — Preliminary Plan for Pre-Application Enquiry



Response Option 1
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Following the comments received during the pre-application stage, the site layout was
reorganised by decreasing the density and achieving a more linear and coherent
arrangement of the dwellings, in line with the pattern established by neighbouring
properties. One of the suggestions was to orient the houses so that they face the main
road. However, designing an internal road parallel to the main road proved unfeasible
due to highway design constraints.

As a result, the internal road has been placed along the western edge of the site. While
the dwellings are not oriented towards the main road as initially proposed, their layout
remains linear, with frontages now facing west and overlooking the open countryside.

The scale of the scheme is now more appropriate to the surrounding area, as the number
of dwellings has been reduced from 14 to 12, bringing it closer to the pattern and scale
of housing found at the Fox Grove (17/18 dph).

A good space from the ditch/trees strip to the west has been left, adding a path and an
additional strip of green.

As part of our ongoing response to the comments received during the pre-application
stage, we also explored the possibility of relocating the site access further north in order
to move it away from the listed building and minimise the removal of the existing hedge.
However, due to highway constraints and the requirement to achieve adequate visibility
splays, it was not possible to position the access where the original entrance once was.

The new access sits in an intermediate position between the ideal and our old locations.
Additionally, in this new position, the development would require more hedge removal
to guarantee the necessary visibility, so we decide to explore a different option.
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Response Option 2
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Considering that the northern access does not appear to be the optimal solution, since
it would not significantly reduce the visual impact on the listed building and would place
the access closer to the listed building’s car entrance, the original access point has been
retained in this option.

To further protect the character of the listed building, the new layout preserves a visual
gap in front of the Cottage. Additionally, to minimise any perception of urbanisation and
better integrate the proposal into the landscape, it would be beneficial to enhance the
entrance design with consolidated hedgerow planting. These elements, typical of the
rural vernacular, will create a softer, more natural transition between the access and the
surrounding environment, helping to maintain the authenticity of the setting.

In Option 2, the Option 1 principles are followed while:

o maintaining open views into the site,

helping to preserve the visual connection with the village,
o minimising hedge removal,
o creating two more balanced site areas by dividing the western road length.

Finally, the architectural design of the new building can be developed to ensure that its
form, materials, and detailing respond sensitively to the local character, allowing it to sit
harmoniously within its context.
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Figure 4 — Option 2 further developed
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Option 2 was preferred but did not fully address all the points raised by the officer. While
it represented an improvement in terms of following the neighbouring development
pattern and reducing hedge removal, the orientation of the dwellings was not ideal, and
the road layout resulted in inefficient use of space.

Response Option 3
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Consideration was then given to splitting the main access into three smaller private
entrances, each serving a courtyard, while removing approximately the same total
length of hedgerow, since each access would be narrower. This approach would reduce
the amount of impermeable surface as well and create a more rural character through
the formation of three smaller, private courtyards.

This layout also allows the central hedgerow to be retained, while new boundary hedges
are added to reinforce and enhance the existing landscape structure. The three
courtyards are connected by pedestrian paths, encouraging social interaction among
residents and maintaining a sense of community.

The dwellings now face the main road with appropriately sized gardens and are set back
from the street thanks to the introduction of private drives and integrated landscaping.

Feedback Responses

4.24

This section explains how the layout was amended in response to Officer’s specific
comments and so as to better align with the expectations raised during the design review
process.

"In particular the scheme is not of an appropriate design and scale."

The scale of proposed development has now been reduced, with the number of

the houses decreased from 14 to 12.

"In respect of car parking the Councils parking standards are two spaces per
dwelling. These standards would be expected in this development, as required
by the Local Plan. | would also wish to see provision of a minimal amount of
tandem parking spaces."”

There are 2 car bays per dwelling and no tandem parking proposed.

"Development should have particular regard to maintaining the aesthetic and
biodiversity qualities of natural and man-made features within the landscape,
including a consideration of individual or groups of natural features such as
trees, hedges and woodland or rivers, streams or other topographical features."
The proposal has been carefully designed to respect and enhance the site’s

natural features by retaining existing trees and hedgerows wherever possible,



reinforcing the landscape structure with new planting, and sensitively
integrating the built form. All rear gardens back onto green space, with the
buildings set away from it to preserve the openness and natural character of the

surroundings.

"There is not development in depth so | would not be supportive of that on this
site." "Whilst the frontage hedge should be retained and enhanced, the
dwellings should front the road and not be side on, as this is not characteristic
here."

The houses are arranged in a linear layout, facing the main road, with only Plots
1 and 2 set slightly deeper into the site to face the courtyard, introducing a more
rural character and adding visual variety. These two semi-detached dwellings
will be designed to read as a single unit, enhancing the coherence of the overall

composition.

"Achieving such development in any event, is constrained by the need to
safeguard the mature trees and hedgerows on the site and ensure that gardens
and dwellings are not subject to shading or too close to trees such that pressure
exists by future occupiers, to remove or cut them back such that their amenity
value is lost."

The dwellings most susceptible to potential shading are Plots 1 and 2; however,
their gardens benefit from a favourable orientation that allows for good
afternoon sunlight, ensuring usable and pleasant outdoor spaces.

Where the hedge borders the private gardens, the boundary will be defined
with a post and rail fence, allowing owners to trim the hedge, when necessary,

without excessively cutting it back.

"Properties are too close together and should sit in larger spacious plots. The
layout should be spacious enough to allow views of the trees on the site to be
enjoyed from outside of the site."

To achieve a more rural character, semi-detached houses have been used to
break up the building line more effectively and to introduce wider gaps,

achieved by adjusting the building orientation.



"All new residential development of 11 or more dwellings will be expected to
provide a contribution towards outdoor playing space equivalent to 2.56
hectares per 1,000 population*, which equates to 25.6m? of outdoor playing
space per person. As set out in the Open Space Assessment (2015), this 25.6m?
is broken down to 17.6m? of outdoor sport area and 8m? of children's play
space.”

The site extends to approximately 6,985m? and will accommodate 12 dwellings,
resulting in a relatively modest development. Given the scale of the scheme, on-
site provision of dedicated outdoor play space is not considered appropriate.
Importantly, the layout has been designed to respect and maintain generous
buffer zones to the surrounding hedgerows in order to safeguard existing green
infrastructure, landscape character and biodiversity value. Introducing a formal
play area within the site would compromise these ecological buffers and reduce
the overall quality of the landscape setting.

Accordingly, it is considered that the most suitable way to meet policy

requirements is through an off-site financial contribution.
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Figure 5 — Option 3 and Submitted Preliminary Layout

DESIGN AND LAYOUT

e The development includes 12 plots laid out along a central spine road divided in 3
different courtyards, with green spaces integrated throughout.

e Homes are arranged to preserve open views (highlighted with red dashed arrows) and
promote a strong sense of place.

e Dwellings include a mix of:



o 5x2bed units
o 5 x 3-bed units
o 2 x4-bed units

Setbacks from internal roads and varying orientations help avoid monotony and provide
privacy.

Building Types and Heights

The layout includes semi-detached 2 storey units.

Access and Parking

Vehicular access is divided into three entrances, creating a more private, rural character.
This arrangement allows for permeable private roads, complemented by pedestrian
connections that provide convenient internal circulation.

On-plot parking is provided for all units, with driveways and turning areas integrated
in front or alongside homes to allow for accessibility and simple manoeuvring with
roadway form promoting reduced vehicle speeds.

Context and Connectivity

The development sits comfortably within its plot and avoids overdevelopment, with
adequate separation from existing structures on the eastern boundary.

Character and Identity

The 2-storey scale, plot rhythm, and landscape integration reflect village vernacular
and avoid a suburban estate feel.

The design promotes traditional form and materials, with variation in plot layout
reinforcing a locally appropriate identity.

APPEARANCE
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4.26
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Whilst this is an Outline Application and does not seek approval for the appearance of
the proposed dwellings, the infrastructural design decisions taken would all support the
delivery of a contextual development appropriate to the locality.

The local vernacular is varied in its form and use of materials, and it is anticipated that
the same approach would be followed on this site to generate a cohesive result
combining visual interest with a considered placement of high-quality materials.

The scale and form of the dwellings along with the location of entrances and placement
of windows within the lllustrative Preliminary Layout demonstrates the potential to
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deliver a pedestrian-friendly and distinctive place incorporating the best of rural
residential design principles.

Building footprints are sized to allow for a ‘“fabric first’ approach to design with high levels
of insulation and reduce the requirement for applied technologies however, the
suggested building orientations support the incorporation of sustainable technologies
such as PV if proposed as part of an integrated energy approach.

4.29 Private gardens are sized to allow for the installation of secure storage of bicycles and
waste bins, and garden accesses can be accommodated to promote easy maintenance
and movement.

4.30 External levels can be manipulated to create level access to dwelling entrances and
private gardens.

LANDSCAPE

4.31 The proposals seek to minimise hedgerow removal, albeit necessary for access roads,
and preserve the central hedgerow (along with all other hedges and trees) within the
site.

4.32 Alow flint wall defines the central hedge on the north side and, from the site entrance,
provides a rural and distinctive character.

4.33  Landscaping is designed for people and wildlife. The two central hedgerows and the
integrated landscape maintain the site’s rural character, being permeable green
corridors, helping to soften the built environment and connect wildlife routes across the
site.

4.34  Large existing trees are retained at the perimeter, and additional hedging softens the
western boundary and close the corner to the North-East.

4.35 A naturalistic approach to landscape design (including the pond and rich planting) within
the development will support biodiversity and help connect people to nature, improving
health and wellbeing, supporting the tranquillity of the village.

4.36 Any impacts to the existing ditches to the south and west of the site is avoided.

4.37 Frontages could include low flint walls, or mixed shrub planting.
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Planning Policy Context

This section sets out the relevant national and local planning policy applicable to the
development proposal.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires applications
for planning permission to be determined in accordance with the development plan,
unless material considerations indicate otherwise.

Paragraph 231 of the National Planning Policy Framework establishes that its policies are
a relevant material consideration which should be taken into account in dealing with
applications from the day of its publication. Plans may need to be revised in order to
reflect policy changes in the Framework and this can be achieved through partial revision
or preparation of a new Local Plan.

Paragraph 232 reiterates that due weight should be given to Plans according to their
degree of consistency with the Framework. At the time of writing, the Adopted
Development Plan for Breckland District Council comprises of the following:

. Breckland District Council Local Plan, 2023, and;
. Breckland District Council Local Plan Policies Map, 2019.

Material considerations also include national policy, which is primarily expressed
through National Planning Policy Framework and Planning Practice Guidance, the
Council’s emerging Development Plan, as well as additional guidance produced by the
Council in the form of Supplementary Planning Documents (SPDs). These are considered
in this section.

The Development Plan

Breckland Local Plan 2023

The Local Plan was adopted by Breckland Council on 21 September 2023 following the
undertaking of a Partial Update by the Council which resulted in the review of Local Plan
Policy INF 03. As a result of that update, the review of Policies HOU 01, HOU 08, HOU 10
and EC 01 have been incorporated into the full update of the Breckland Plan

The Local Plan identifies Beetley as a ‘village with boundary’ in Policy GENO3 of the
Breckland District Council Local Plan 2019, where it is acknowledged that as a sustainable
location for development some level of growth is needed to ensure the vitality of rural
communities.

The following policies are considered to be of relevance to this planning application:
. GEN 01 — Sustainable Development in Breckland

. GEN 02 — Promoting High Quality Design
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. GEN 03 — Settlement Hierarchy

o GEN 05 — Settlement Boundaries

. HOU 03 — Development Outside of the Boundaries of Local Service Centres
. HOU 07 — Affordable Housing

. HOU 10 — Technical Design Standards for New Homes

. TR 01 — Sustainable Transport Network

o TR 02 — Transport Requirements

o ENV 02 — Biodiversity Protection and Enhancement
. ENV 05 — Protection and Enhancement of the Landscape
o ENV 06 — Trees, Hedgerows and Development

o ENV 09 — Flood Risk and Surface Water Drainage
. COM 01 — Design
o COM 03 — Protection of Amenity

National Planning Policy

At a national level, the National Planning Policy Framework (NPPF) sets out the
government’s planning policies. This is a key material consideration. Further guidance is
also provided in the Planning Practice Guidance (PPG).

National Planning Policy Framework and PPG

The most recent National Planning Policy Framework (NPPF) was published in December
2024 and sets out the Government’s planning policies for England and how these policies
are expected to be applied. The new NPPF aims to further boost housing supply, support
economic growth and promote sustainable development.

The NPPF confirms that the purpose of the planning system is to contribute to the
achievement of sustainable development (Paragraph 7). Paragraph 8 states that there
are three dimensions to sustainable development: economic, social and environmental,
and that these dimensions give rise to the need for the planning system to perform a
number of roles:

‘a) an economic objective — to help build a strong, responsive and competitive economy,
by ensuring that sufficient land of the right types is available in the right places and at
the right time to support growth, innovation and improved productivity;, and by
identifying and coordinating the provision of infrastructure;
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b) a social objective — to support strong, vibrant and healthy communities, by ensuring
that a sufficient number and range of homes can be provided to meet the needs of
present and future generations; and fostering a well-designed and safe built environment
with accessible services and open spaces that reflect current and future needs and
support communities, health, social and cultural well-being; and

c¢) an environmental objective — to contribute to protecting and enhancing our natural
built and historic environment; including making effective use of land, helping to improve
biodiversity, using natural resources prudently, minimising waste and pollution, and
mitigating and adapting to climate change, including moving to a low carbon economy’.

Paragraph 11 of the NPPF states that at the heart of the NPPF is a presumption in favour
of sustainable development. For decision-taking this means:

‘c) Approving development proposals that accord with an up-to-date development plan
without delay; or

d) Where there are no relevant development plan policies, or the policies for the supply
of land are out-of-date, granting permission unless:

i The application of policies in this Framework that protect areas or assets
of particular importance provides a clear reason for refusing the
development proposed; or

ji. any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole, having particular regard to key policies for
directing development to sustainable locations, making effective use of
land, securing well-designed places and providing affordable homes,
individually or in combination’.

The NPPF supports the Government objective of significantly boosting the supply of
homes (Paragraph 61). It is important that a sufficient amount and variety of land can
come forward where it is needed, that the needs of groups with specific housing
requirements are addressed.

Paragraph 62 of the NPPF explains that strategic policies should be informed by a local
housing need assessment, conducted using the standard method in national planning
guidance.

Paragraph 66 further requires that where major development involving the provision of
housing is proposed, planning decisions should expect that the mix of affordable housing
required meets identified local needs, across both affordable housing for rent and
affordable home ownership tenures.

Paragraph 78 requires local planning authorities to maintain a minimum of five years’
worth of housing against their requirement set out in adopted policies, or against their
local housing need where the strategic policies are more than five years old. As a
minimum, a 5% buffer should be provided to ensure choice and completion in the market
for land. A 20% buffer will be applied where there has been significant under delivery of
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housing over the past three years to improve the prospects of achieving the planned
supply. The current five-year housing land supply for Breckland and the implications for
this application is considered further at Section 6.

Section 8 of the NPPF encourages policies and decisions to achieve healthy, inclusive and
safe places through promoting social interaction, creating safe and accessible spaces,
and enabling and supporting healthy lifestyles. This is considered further at Section 6 of
this Planning Statement.

Section 9 of the NPPF promotes sustainable Transport and identifying and taking into
account the environmental impacts of traffic and transport infrastructure, including
appropriate opportunities for avoiding and mitigating any adverse impacts. This matter
is also considered further at Section 6.

Section 11 sets out in paragraph 124 that planning policies and decisions should promote
an effective use of land in meeting the need for homes and other uses, while
safeguarding and improving the environment and ensuring safe and healthy living
conditions.

Paragraph 129 adds that decisions should support development that makes efficient use
of land, taking into account:

a) the identified need for different types of housing and other forms of development, and
the availability of land suitable for accommodating it;

b) local market conditions and viability;

¢) the availability and capacity of infrastructure and services — both existing and proposed
—as well as their potential for further improvement and the scope to promote sustainable
travel modes that limit future car use;

d) the desirability of maintaining an area’s prevailing character and setting (including
residential gardens), or of promoting regeneration and change; and

e) the importance of securing well-designed, attractive and healthy places.

Section 12 seeks for new development to create well designed places. Good design is a
key aspect of sustainable development, it creates better places in which to live and work
and helps make development acceptable to communities. Paragraph 135 sets out that
decisions should ensure developments:

a) will function well and add to the overall quality of the area, not just for
the short term but over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout and
appropriate and effective landscaping;

¢) are sympathetic to local character and history, including the surrounding
built environment and landscape setting, while not preventing or
discouraging appropriate innovation or change (such as increased
densities);
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d) establish or maintain a strong sense of place, using the arrangement of
streets, spaces, building types and materials to create attractive,
welcoming and distinctive places to live, work and visit;

e) optimise the potential of the site to accommodate and sustain an
appropriate amount and mix of development (including green and other
public space) and support local facilities and transport networks; and

f) create places that are safe, inclusive and accessible and which promote
health and well-being, with a high standard of amenity for existing and
future users; and where crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion and resilience.

Section 14 is clear that new development should avoid increased vulnerability to the
range of impacts arising from climate change. Inappropriate development in areas at risk
of flooding should be avoided by directing development away from areas at highest risk
(whether existing or future).

Section 15 seeks to conserve and enhance the natural environment with an emphasis on
development minimising impacts and providing net gains for biodiversity.

Breckland Council’s Emerging Local Plan

In September 2022, Breckland Council agreed to undertake a review of the Adopted
Local Plan 2019. Following the publication of the NPPF in December 2024, the Council
agreed a revised timetable on 3rd March 2025 at a Special Cabinet Meeting. An updated
Local Development Scheme was published, and this sets out the latest timetable for their
emerging Local Plan.

The Council’s Local Development Scheme (LDS) sets out the following anticipated
timescales for advancing the new Local Plan:

o Revised Regulation 18 (Preferred options Draft Plan) consultation — October 2025

o Regulation 19 Pre- Submission Draft consultation —July 2026
o Submission — December 2026
o Adoption — 2027 (subject to outcome of Examination)

The report to Cabinet made it clear that the work already undertaken in relation to the
review of the Plan, including the Regulation 18 Plan, Call for Sites and Issues and Options
and Development Options consultations will be used in the future preparation of the
Local Plan.
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Planning Assessment

Section 38(6) of the Planning and Compulsory Purchase Act, 2004, requires applications
for planning permission to be determined in accordance with the Development Plan
unless material considerations indicate otherwise.

The NPPF is a material consideration in this case and has a presumption in favour of
sustainable development in circumstances whereby local planning policies are deemed
to be out of date.

Paragraph 11(d) states that where the policies which are most important for determining
the application are out-of-date, the presumption in favour (i.e. the tilted balance
applies). Given the Council’s current five year housing land supply position, as set out
below, paragraph 11(d) of the NPPF is engaged for the purposes of determining this
application.

Principle of development

The NPPF (paragraph 78) requires local planning authorities to identify and update
annually a supply of specific deliverable sites sufficient to provide 5 years’ worth of
housing against their full objectively assessed needs, with an additional buffer of 5%, or
20%, where there has been a record of persistent under delivery.

The Breckland Local Plan was adopted in November 2019, and it is more than five years
old. In light of the new NPPF (December 2024), the housing land supply position must be
assessed using the new standard method. As of 12 December 2024, the local housing
need for Breckland Council is 906 dwellings per annum with a 5% buffer (compared to
the previous Local Plan figure of 625 dwellings per annum).

The Council’s latest published housing land supply position (December 2024) sets out
the position as at 12 December 2024. The Report suggests a total supply of 2,942 homes
from 1 April 2024 to 31 March 2029. Using the same assumptions around supply, this
would result in a housing land supply of only 3.25 years.

Given that the local housing need is now 906 dwellings per annum, and assuming that
the new local plan is adopted in 2027 there is likely to be a shortfall of homes until the
new local plan is adopted, and so there will be a reliance on unallocated sites. Any delays
to the adoption of the local plan will clearly exacerbate this position.

Paragraph 232 of the NPPF sets out that due weight should be given to development
plan policies according to their degree of consistency with the NPPF. The closer the
policies in the plan to the policies in the NPPF, the greater weight that may be given to
them.

Local Plan Policy GEN 03 of the Breckland District Council Local Plan 2019 identifies
Harling as a ‘Local Service Centre’ where it is acknowledged that as a sustainable location
for development, some level of growth is needed to ensure the vitality of rural
communities. Policy GEN 05 (Settlement Boundaries) sets out the approach to
development proposals on sites outside settlement boundaries, where development is
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restricted to ‘recognise the intrinsic character and beauty of the Countryside’. The NPPF
however has no blanket protection of the countryside and has a requirement to
significantly boost the supply of housing.

The Site also does not form part of a valued landscape for the purposes of the NPPF.

Policy HOU 03 (Development Outside of the Boundaries of Local Service Centres) of the
Local Plan states that ‘Where the Local Plan does not identify sufficient sites to achieve
the housing target, then further development will be allowed subject to being supported
by other relevant policies within the Development Plan’. The Policy goes on to set out the
need for development to meet all of the following criteria:

(i) It is immediately adjacent to the settlement boundary;

(ii) It would not lead to the number of dwellings in the settlement significantly
exceeding the identified housing target;

(iii) The design contributes to conserving, and where possible enhancing, the historic
nature and connectivity of communities; and

(iv) The development avoids coalescence of settlements.

Part 1 of the policy allows further development subject to there being the identification
of sufficient sites to achieve the Local Plan housing target. As set out in paragraph 6.6,
Breckland Council do not currently have a five year housing land supply and therefore
the second part of the policy is engaged.

The Site itself would be outside the settlement boundary for Harling but on land well-
related to it, with the settlement boundary along its northern boundary and only
Garboldisham Road providing separation along its eastern boundary.

The proposed 12 dwellings are considered to be of a scale which is commensurate with
the size of the settlement of East Harling, while the Illustrative Preliminary Layout sets
out how the Site could be developed to ensure that it is in keeping with the surrounding
area, conserving the historic nature through the retention of the majority of the existing
hedgerow along Garboldisham Road and the sympathetic layout of the Site.

Finally, the development of this Site would not result in the coalescence of settlements.

The application of Policies GEN 05 and HOU 03 with full weight in planning decision
making would completely preclude the Council from having any ability to restore its five-
year housing land supply between now and the adoption of the new Local Plan
(scheduled for 2027). The extent of the housing land supply shortfall, noted above, and
the early stages of the emerging Local Plan to address this shortfall, demonstrates that
only limited weight can be afforded to policies GEN 05 and HOU 03 at this time in
decision making.

This does not mean that no weight should be afforded to these policies, and in fact as
set out above, the proposed development accords with the provisions of Policy HOU 03
by complying with the identified criteria.
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In conclusion, the principle of development is considered to be acceptable in the context
of the adopted Development Plan. The policies of most importance to the determination
of this application are acknowledged to be out of date and paragraph 11(d) of the NPPF
is therefore engaged.

Sustainable Development

In making an assessment in the context of Paragraph 11(d) there is a need to also have
regard to Paragraph 8 of the NPPF, which states that the three overarching objectives to
sustainable development which are interdependent and need to be pursued in mutually
supportive ways: i.e. economic, social and environmental.

The Site is in a highly sustainable location, approximately 400 metres from the village
centre where there are a good range of services and facilities. These include but are not
limited to a local supermarket, a butchers, two public houses, takeaways, a post office,
doctors surgery and pharmacy. The Site is also within walking distance of the primary
and junior school.

There are bus links to Norwich, Diss and Attleborough with the closest bus stop located
within walking distance on Market Street. Harling train station is located approximately
2.5km from the Site.

The village centre can be accessed on foot using the existing footways or by bicycle in
approximately 12 minutes.

Therefore, it constitutes a suitable location for growth in principle. The delivery of new
homes through the proposed scheme would not just help in terms of meeting housing
needs; it also forms an important element in achieving planning benefits across all three
dimensions of sustainable development as summarised below.

Social Benefits

The provision of up to 12 new market and affordable homes in East Harling will improve
the local supply of housing in Breckland and the local area as a whole by allowing new
opportunities for people to relocate and to remain in the area, including first time
buyers, families and those wishing to downsize. In circumstances where the Council
cannot demonstrate a five year housing land supply, this provision is given very
substantial weight in the planning balance.

The inclusion of up to 3 new affordable homes will also contribute towards meeting local
demand for new affordable housing and is a major social benefit by virtue of helping to
support a mixed and strong local community. This is also given very substantial weight
in the planning balance (see below).

The provision of a varied housing mix, in accordance with Local Plan policy, which
incorporates homes that respond to different life stages, including the provision of single
storey homes, as well as the opportunity to provide homes designed to meet accessible
and adaptable standards to suit the needs of an ageing population, is also a tangible
social benefit of moderate weight.
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Economic Benefits

The proposed scheme would generate both direct and indirect economic benefits and
the national economic benefits of new housing is well documented. New housing
provides a range of benefits and notably has significant and positive effects on economic
output. For example, in terms of new capital investment, construction work and
subsequent occupation of the housing, including local spending in shops and local
services within East Harling.

Upon occupation, the residents of the scheme are therefore likely to use and support
local businesses and community facilities in East Harling through additional expenditure,
thereby helping to support long term vitality and viability of shops and services.
Therefore, both the construction and future occupation of the dwellings would bring
about significant and lasting local economic benefits, to which significant weight is given.

Environmental

The submitted scheme is a landscape-led, sustainable scheme. The scheme proposes to
retain much of the existing vegetation around the boundaries of the Site, including the
existing historic hedgerow which crosses the Site. There is also the opportunity to
enhance these existing features where appropriate and accompanied by further
landscaped areas that enhance the habitat value of the Site.

The proposed scheme will also secure ecological enhancements to support wildlife and
increase biodiversity. These enhancements attract moderate weight in the balance.

For the reasons set out above, the proposed development is considered to perform a
positive economic, social and environmental role and comprises sustainable
development in accordance with the provisions of the NPPF and the development plan.

Affordable Housing

Whilst the proposals are in outline, the illustrative layout has been designed to be
consistent with the Council’s latest evidence on housing mix. The proposals address the
need for a mix of dwelling types, tenures and sizes which cater for a variety of
households, in line with local policy. These include homes for the elderly and those
wishing to work from home, increasing local market preference and modern ways of
living.

The proposals will also secure much needed affordable housing in the borough.
Affordable housing is defined in the NPPF as affordable housing for rent, starter homes,
discounted market sales housing and other routes to home ownership which includes
shared ownership, relevant equity loans and other low-cost homes for sale and rent to
buy.

Policy HOU 07 (Affordable Housing) of the Breckland Local Plan requires the scheme to
include a minimum of 25% of the total number of homes as affordable housing, equating
to 3 homes, which will be provided on site.

With regards to the proposed tenure split, this will comply with the tenure split of 70:30
rented to shared ownership/intermediate products. This will also be agreed with the
Council’s Enabling Officer as part of the preparation of the S106 Agreement.
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The affordable housing will therefore be provided in accordance with the Council’s
Development Plan and central government guidance. These 4 new affordable homes
will form an integral part of the total housing provision on the site.

The specific location and design of the affordable homes will be secured through a
subsequent Reserved Matters Application having regard to prevailing design guidance
for the delivery of affordable housing.

The early delivery of additional affordable housing in East Harling is a social benefit which
will provide much needed affordable homes and which should be afforded significant
weight in the planning balance.

Housing Density and Mix

The NPPF in paragraph 129 identifies that in making efficient use of land there is a need
to take a number of factors into consideration.

Policy HOU 06 (Principle of New Housing) of the Local Plan requires that the design and
layout of proposals will optimise the density of the development to a level which is
appropriate and justified for the locality. In this regard the gross site area is 0.69 ha, of
which approximately 0.47ha will comprise amenity green/public open space. This leaves
a residual area of 0.22ha for the residential areas of the Scheme.

The net residential area will accommodate up to 12 new homes at 17.6 dwellings per
hectare (dph). This is considered to make the most efficient use of the land available at
a sustainable and achievable density, which is appropriate given the Site’s location on
the edge of the settlement and the proximity of the two listed buildings and the
surrounding landscape.

It is therefore considered that the proposed development will achieve the requirements
of the relevant standards under Building Regulations Part M4 (2), paragraphs 63 and 117
of the NPPF. Furthermore, the density proposed is appropriate to the location of the site
and its own individual requirements and therefore complies with paragraph 129 of the
NPPF.

Design

Section 12 of the NPPF, and Policy COM 01 of the Local Plan all require development to
be ‘well designed’ and respect the character of the local area.

A Context and Landscape Analysis undertaken by Emily Haysom accompanies this
submission and has been used to inform the lllustrative Preliminary Layout for the Site
and ensure that the proposal will not only respect the vernacular character of the area
but also the surrounding landscape.

The application is in outline and therefore which means that the design has not been
advanced at this stage. However, as set out in Section 4 of this Statement, the illustrative
layout has been provided to demonstrate how the site can be developed and accord
with the policy design principles by incorporating distinct character areas that respond
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to their immediate context and contribute to the appearance of incremental, organic
growth.

The layout of the proposed dwellings allows for a more effective use of views into and
through the proposed development and whilst the retention of the vast majority of the
existing hedgerow on the Garboldisham Road boundary limits the public street frontage
opportunities, the controlled views from the public realm are of landscape or have a
matured treed backdrop.

It is therefore considered that the application can comply with the requirements of
Policy COM 01 subject to further details being provided as part of a future reserved
matters submission.

Heritage

A Heritage Statement has been prepared by Turley to consider the impacts of
development on nearby heritage assets in line with Policy ENV 07 (Designated Heritage
Assets) and the NPPF.

The Heritage Statement acknowledges that the proposed development will visually
result in a change to the setting of the cottages but considers that it will not adversely
impact or materially change any contribution made by setting to the ability to appreciate
the significance of these listed cottages. It goes on to conclude that the designed set
backs of new built forms within the site, together with the retained boundary planting,
will minimise the perception of new development in the experience of the listed
buildings from the B1111/Garboldisham Road.

The report concludes that the proposed development adheres to the requirements of
the Planning (Listed Buildings and Conservation Areas) Act 1990, the NPPF (as revised,
December 2024). It is also consistent with the aim and objectives of relevant policies
within the Breckland Local Plan (2023), specifically Policy ENV 07 relating to designated
heritage assets.

Highways and Access

PSP Consulting (PSP) were appointed by Silverley Properties Limited to undertake a
transport assessment to support the application. The Transport Statement (TS)
submitted in support of the application provides an assessment of the transport and
highways implications associated with the proposed development. It demonstrates that
the Site is located in an accessible location within close proximity to a number of key
facilities and services in East Harling.

East Harling benefits from bus stops (Kerridges and Pound Corner) near the Site that
provide services to Norwich, Diss, Attleborough and Thetford. The Transport Statement
states that these provide a reasonable standard of service for shopping and leisure.
Subject to the Highway Authority’s view, the applicant would be prepared to upgrade
the Pound Corner bus stops to DDA compliance. This would help towards promoting
opportunities for sustainable travel.
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As set out in the Transport Statement, traffic surveys were carried out in February 2025
and flows were considered to be modest and speeds reasonable. The Statement
identified that the development is likely to generate 96 vehicle movements per weekday
which would on average equate to 1 extra vehicle every 7.5 minutes, which would be
imperceptible on the local road network.

As part of the development, three new vehicular accesses are proposed leading to
private drives which seek to minimise the need to remove large sections of the existing
hedge and trees which have been identified as important. Therefore, safe and suitable
access to the site can be provided ‘integrating into the local transport network’ as
required by Policy TRO2 of the Local Plan.

The proposed access footways would link the development to the existing footway on
the opposite side of Garboldisham Road, giving pedestrian access to the local primary
school and other facilities in East Harling as required by Policy TR0O2. A further ‘internal’
footway is shown on the lllustrative Preliminary Layout which would enable future
residents access across the whole site.

The Illustrative Preliminary Layout demonstrates that car parking can be provided on site
in accordance with the Council’s Parking Standards of two spaces per dwelling, and the
spaces have been designed to avoid tandem parking.

Refuse vehicles would not enter the site, with waste collection points adjacent to
Garboldisham Road. There would however be sufficient turning space within each
private drive to allow for delivery vehicles and emergency vehicles.

As such, the proposal is therefore considered to meet with the requirements of Policy
TRO2 of the Local Plan.

Flood Risk

Policy requires all development proposals to neither increase the likelihood or intensity
of any form of flooding, with the need for development to build in long term resilience
against increased water levels.

A Flood Risk and Drainage Strategy Report has been prepared by EAS in support of the
proposed scheme. The Site is located within Flood Zone 1, where there is a less than
0.1% annual probability of river or sea flooding. The report concludes that the scheme
can comply with national and local planning policy and will not result in an increase in
flood risk either on-site or off-site.

As such the proposal are in accordance with paragraphs 170 and 181 of the NPPF and
Policy ENV 09 of the Local Plan as there is no discernible flood risk on this Site which
would reasonably preclude the grant of planning permission.
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Surface and Foul Water

Policy ENV 09 of the Local Plan requires new development to incorporate appropriate
surface water drainage mitigation measures to minimise its own risk of flooding and not
materially increase the flood risk to other areas.

All methods of surface water drainage have been assessed as part of the Flood Risk and
Drainage Strategy report prepared by EAS. The preferred method of discharge is via
shallow infiltration, through the use of permeable paving split into 3 sections, to allow
surface water to naturally infiltrate to the ground whilst providing the required
attenuation within its sub-base

However, the Site has been found to be within a soluble risk area and therefore an
alternative attenuation strategy has been proposed should infiltration not be possible.
The alternative attenuation strategy will feature the use of lined permeable paving, split
into 3 sections, along with an attenuation tank to provide additional storage.

The report concludes that both measures can successfully ensure that surface water
from the development site can be appropriately mitigated.

In relation to foul water, EAS has undertaken correspondence with Anglian Water who
have confirmed that there is sufficient capacity within the current network to
accommodate the proposed development flows.

It is therefore concluded that the surface water provision and foul water drainage does
not represent a development constraint, and the proposal is in accordance with
paragraphs 170 and 181 of the NPPF and Policy ENV 09 of the Local Plan.

Contamination

In accordance with the Council’s requirements set out in Policy COM 03, a Land
Contamination Assessment has been undertaken by Richard Jackson. A preliminary risk
assessment and a walkover have been carried out and the site is considered to be at low
risk of having contamination issues.

However, it has been recommended that an intrusive ground investigation be
undertaken for geotechnical purposes to inform the design and construction phase of
the development in order to further assess any contaminant linkages, which could be
secured through a pre-commencement condition should the application be
approved. As such, the proposal accords with Policy COM 03 of the Breckland Local
Plan.

Utilities

A Utilities and Wastewater Assessment has been undertaken by EAS and is submitted as
part of the planning application. The report demonstrates that there are a range of
existing utility and service infrastructure within the vicinity of the Site.

The findings of the Utilities Assessment conclude that the Site has the potential to
connect to the required range of domestic utilities and services and that utilities
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infrastructure capacity does not present any constraint to the proposed delivery of the
Site.

Ecology and Biodiversity Net Gain

Policy ENV 02 of the Local Plan requires that development should protect biodiversity
and demonstrate how net gains for biodiversity are being secured.

An Ecological Assessment has been undertaken by Denny Ecology to inform the design
of the scheme in accordance with development plan policies.

The Assessment notes that there are three SSSI sites located within 2km of the site:
Middle Harling Fen, 470m to the southwest, Breckland Forest 1.37km to the southwest,
and East Harling Common, 1.65km to the north. Given the distance of the application
site from the SSSls, and the relatively small-scale nature of the development proposed,
the Assessment concludes that there is unlikely to be any significant direct impacts as a
result of the scheme.

As the Site is located within 5km of Thetford Forest SPA/SSSI, a standard Habitats
Regulations Assessment will be provided shortly which will assess the recreational
pressure impacts associated with the development. However, the Assessment does
advise that the number of new residents introduced through this development will result
in a relatively small increase in people.

The Assessment scoped a range of species and concluded that no further surveys were
required save for a badger survey prior to work commencing on site and a precautionary
working method statement for Great Crested Newts.

Additional habitat features such as bird and bat boxes and measures to allow hedgehogs
to utilise gardens within the completed Scheme as well as bat sensitive lighting are also
recommended for the proposed Scheme and can be incorporated into the final design
and layout of the Scheme through a future Reserved Matters application.

The Ecological Assessment concludes therefore that assuming that the recommended
mitigation measures are undertaken and implemented then the development is unlikely
to have a significant residual negative ecological impact.

A BNG Assessment has been undertaken for the site based on the lllustrative Preliminary
Layout and concludes that the site comprises habitats of local ecological value. The BNG
calculation shows that the proposed development has the potential to achieve a 27%
increase in area habitats and 18% increase in linear habitats (hedgerows). This has been
shaped by a BNG assessment of the existing site and informed by a BNG calculation using
the statutory metric. It is accepted that a standard Habitat Management and Monitoring
Plan condition will be required and the costs of overseeing and monitoring the BNG
would form part of the Section 106 Agreement.

The application will secure standardised mitigation for Green Infrastructure and
Recreational Impact Avoidance and Mitigation Strategy (GIRAMS) through a Section 106
Legal Agreement. Subject to these requirements being met then the scheme accords
with Local and national planning policy.
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Arboricultural Impact

As set out in this Statement, the existing trees and hedgerows on this Site have been
treated as both a constraint but more importantly as an opportunity for the proposed
scheme. None of the trees or hedgerows are protected by Tree Preservation Order.

The Illustrative Preliminary Layout has been provided to demonstrate that a scheme for
up to 12 new homes can be accommodated whilst retaining the vegetation around the
boundaries of the Site.

To inform the Illustrative Preliminary Layout and the concept landscape work, Ligna have
undertaken a survey of the trees and hedgerows on the Site. The tree survey identifies
that there are 28 individual trees, 3 groups of trees and 1 hedge that are of note on the
site. There are 3 individual trees that are awarded category A (high quality), with 10
individual trees which are awarded Category B (moderate quality) and 10 individual
trees, 3 groups and 1 hedgerow awarded Category C (low quality).

The report also advises that 5 of the trees on the site are Category U and should be
removed because of their poor condition and not as a result of the development of the
site. However, to ensure that there is no potential for impact on bats, this proposal does
not seek to remove any of these trees.

In developing the lllustrative Preliminary Layout for the Site, wherever possible the
design has tried to respond to avoiding or minimising the loss of existing trees or
hedgerows. This has resulted in only trees and parts of a hedge rated as Category C and
below being removed. The removal of existing structures and surfaces has been
identified as having the potential to impact on 2 Category A trees and therefore
mitigation is proposed to safeguard the roots of both trees.

The AIA report concludes that when considering the anticipated arboricultural impact
from the construction activities associated with the development of the Site, and the
implementation of the proposed mitigation measures outlined, the proposed
development’s arboricultural impact is considered to be negligible.

The Scheme is therefore in accordance with Policy ENV 06 of the Local Plan.
Residential Amenity

Policy COM 03 requires new development to ensure that there will not be an
unacceptable impact on the residential amenity of neighbouring occupants or future
occupants.

There are existing residential properties located to the north and south of the Site and
on the opposite side of Garboldisham Road, all of which have a degree of separation
from the Site, either with a road or by existing trees and hedgerows.

This a matter to be dealt with through reserved matters. However, as shown on the
illustrative masterplan, a good level of amenity can be provided at this quantum of
development, as well as between the proposed housing and neighbouring uses.



6.91 The proposals can be considered to be in compliance with Local Plan Policy COM 03 of
the Local Plan.



7.1

S$106 Contributions and Draft Heads of Terms

A S106 legal agreement will be required to secure the obligations referred to in the
submission subject to the demonstration of compliance with relevant policies. The
following S106 obligations are anticipated as part of the proposed development:

e Provision of affordable housing at up to 25% of overall provision across a defined
tenure mix to be agreed with the Council;

e Arrangements for management and maintenance of the public open space,
expected to be a management company;

e Contributions to the provision of off-site public open space;
e  GIRAMS contributions;
e Biodiversity Net Gain monitoring fee; and

e Monitoring fee for obligations.



8.1

8.2

8.3

8.4

Planning Balance and Conclusion

This Statement has been prepared in support of an outline planning application with all
matters reserved except access for the erection of up to 12 dwellings, including
affordable homes with landscaping and all associated infrastructure on land adjacent to
Garboldisham Road, East Harling (‘the Site’).

The Planning and Compulsory Purchase Act 2004 carries forward the provisions of the
Town and Country Planning Act 1990 giving statutory force to a plan-led system of
development control. Under Section 70(2) of the 1990 Act and Section 38(6) of the 2004
Act, the determination of planning applications must be in accordance with the
approved Development Plan unless material considerations indicate otherwise.

In summary, the key balance of considerations are as follows:

e The Council cannot demonstrate a five year supply of housing land and has no
mechanism to achieve this in the foreseeable future;

e Akey Government planning priority is to ‘significantly boost’ the delivery of new
housing;

o Atotal of 25% affordable housing can be delivered on-site to address significant
affordability issues;

e TheSSiteisin asuitable location with East Harling being identified as a Key Service
Centre;

e The proposed scheme will deliver a net gain in biodiversity in excess of 10%;
e The proposed scheme retains the majority of the existing vegetation on-site and
integrates and enhances this in such a way that it becomes a natural and positive

feature of the scheme, providing green corridors through the Site;

e The proposals will not be at risk from flooding or increase the risk of flooding off-
site;

e There will be no significant impacts on heritage assets;

e The proposals are acceptable in terms of transport impact; and

e The proposals reflect the essence of Paragraph 11 and are therefore
economically, socially and environmentally sustainable for the following

reasons.

Planning Balance

The Council can only demonstrate a 3.25 year supply of housing. As such, the most
important policies for determining the application are out-of-date. We consider these
policies to be GEN 05 (Settlement Boundaries), HOU 01 (Development Requirements)



8.5

8.6

8.7

8.8

8.9

8.10

8.11

and HOU 03 (Development Outside of the Boundaries of Local Service Centres). As NPPF
paragraph 11(d) is engaged, only limited weight should be afforded to these policies.
This is because the housing requirement underpinning the out-of-date Plan is 44% lower
than the local housing need set out in the latest NPPF.

Policy HOU 01 sets out a spatial strategy to deliver this lower housing figure, including
limitations on delivering housing elsewhere outside the settlement boundaries. The
NPPF has no blanket protection of the countryside in principle and has a requirement
to significantly boost the supply of housing. The Site itself is not a valued landscape.

Furthermore, as established by the identification of East Harling as a Local Service
Centre, the site is a logical location for the growth of East Harling, a sustainable
settlement for the quantum of development proposed.

Notwithstanding this, we consider that the proposals align broadly with the spatial
strategy at HOU 01 and HOU 03. Paragraph 11 (d) (ii) states that where there are no
relevant development plan policies or the policies which are the most important for
determining the application are out-of-date, planning permission should be granted
unless ‘any adverse impact of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in this Framework taken as a whole,
having particular regard to key policies for directing development to sustainable
locations, making effective use of land, securing well-designed places and providing
affordable homes, individually or in combination’.

Addressing each of the key policies at paragraph 11 (d) (ii): the site is located within a
sustainable location, on the edge of and adjacent to the settlement boundary of East
Harling. The proposal will also make effective use of land by delivering an appropriate
density of residential development which respects the character of the site and the
wider area.

Despite the application being in outline, an lllustrative Preliminary Layout accompanies
the submission to demonstrate that a high-quality Scheme can be achieved on this site
thatis in keeping with the character and context of the village and adjoining countryside.
The supporting technical documents submitted with this application also demonstrate
that it meets the key local policies for development management relating to design,
access, the disposition of housing and open space, flood risk and drainage, biodiversity,
landscape, transport and sustainability.

For the reasons set out above and notably in applying the ‘titled balance’ and the positive
economic, social and environmental role provided by the scheme, it comprises
sustainable development in accordance with the provisions of paragraph 8 of the NPPF
and would help the authority achieve delivery of this allocation at the earliest
opportunity, whilst meeting Government’s ambition of boosting housing supply
pursuant to paragraph 61 of the NPPF.

It is therefore demonstrated that the identified benefits of the scheme are not
significantly and demonstrably outweighed by adverse impacts and therefore the
scheme is considered acceptable.



8.12  Accordingly, pursuant to Section 38 (6) the overall balance of local policy compliance and
favourable material considerations clearly supports the grant of Planning Permission.
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