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15 December 2025

Delivered by Email

Planning Policy
Breckland Council
Elizabeth House
Walpole Loke
Dereham

Norfolk

NR19 1EE

Dear Sir/Madam

BRECKLAND COUNCIL DRAFT LOCAL PLAN - FULL UPDATE 2025 — PREFERRED OPTIONS (REGULATION 18)
CONSULTATION 2025

Land at Garboldisham Road, East Harling (PROPOSAL HAR 2 (133): Garboldisham Road)

This representation has been prepared by Turley on behalf of Silverley Properties Ltd (hereby referred to as
‘Silverley’) and their landowners in respect of the Breckland Local Plan Full Update 2025 — Preferred Options
(Regulation 18) Consultation 2025 (BLPC). The representation principally relates to their land interest at
Garboldisham Road, East Harling (the ‘Site’).

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 Site has been promoted to date for a residential scheme of up to 14 homes though the course of the Local Plan
preparation comprising the Council’s Call for Sites consultation in March 2022, the Issues and Options consultation
in February 2024 and the previous Preferred Options 2024. This letter provides further information and continued
support for the inclusion of the site as an allocation within the Local Plan along with comments on the wider
document.

East Harling

Silverley support the proposed allocation of site PROPOSAL HAR 2 (133): Garboldisham Road and consider this sound,
in accordance with paragraph 36 of the National Planning Policy Framework 2024 (hereby referred to as the ‘NPPF’).

Paragraph 4.28 correctly identifies the need for growth to be directed to sustainable settlements. Policy GEN 02:
Parish Hierarchy and Spatial Development Strategy identifies East Harling as falling within this category as a Key
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Service Centre Parish with the Site itself being well related to the settlement, providing convenient and easy access
on foot.

The Breckland Local Service Centre Topic Paper 2024 identifies Harling as one of the better serviced LSC's, as it has a
GP surgery and also a large number of shops and services as well as a primary school and significant employment
opportunities. The development of sites in this locality will also help to support the vitality of these local services into
the future, in accordance with the NPPF, and could indeed encourage others to set up through an increased consumer
base and therefore demand.

Given the number of services available for a village of its size, it is considered that the allocation of sites to East
Harling as part of the Spatial Strategy is justified and therefore sound.

It is therefore considered that the inclusion of PROPOSAL HAR 2 (133): Garboldisham Road as an allocation will help
facilitate the delivery of homes in the village to meet housing needs in a sustainable location.

PROPOSAL HAR 2 (133): Garboldisham Road

Silverley are supportive of the allocation of the Site at Garboldisham Road. To date, the Site has been promoted by
Silverley for up to 14 homes, however, a planning application was recently submitted to the Council for a housing
scheme of 12 homes following pre-application discussions with the Council (Reference: PL/2025/1427/0MAJ).

The proposal provides a mix of housing comprising:

e 5x 2 bed units
e 5x3-bed units
e 2 x4-bed units

Despite the application being in outline, an Illustrative Preliminary Layout accompanied the submission to
demonstrate that a high-quality scheme can be achieved on this site that is in keeping with the character and context
of the village and adjoining countryside. The supporting technical documents submitted with this application (and
attached at Appendix 2) 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, landscape, transport and
sustainability. Furthermore, 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).

We are currently in discussion with officers regarding possible amendments to the application.

The Site, when assessed through the Council’s Site Profile Assessment (December 2023) (Ref: LPR/C45/DEV/133) was
almost entirely scored amber and green save for the greenfield site criterion. Further information has been provided
through the Call for Sites Stage 2 Assessment and these are appended to this letter for information (see Appendix 1).

In order to demonstrate the suitability of the Site for 12 homes, this submission includes the supporting
documentation which accompanied the planning application which is appended to this letter (see Appendix 2).

Silverley would however like to raise concerns in relation to some of the proposed requirements associated with the
Policy allocation. Firstly, some of the requirements are repetitive and could be condensed into fewer categories. For
example, a) and j) both relate to affordable housing provision. Secondly, many of the requirements are already set
out in the draft policies of the Local Plan such as affordable housing provision, open space standards and accessible
and adaptable standards. It is therefore considered that these do not need to be repeated within the policy allocation.



Itis therefore suggested that the Council review the requirements again and only include those which are not covered

in policy elsewhere and avoid repetition.

However, to assist with demonstrating the suitability of the Site, we have provided a summary of how the proposals
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can accord with the broad requirements of PROPOSAL HAR 2 (133): Garboldisham Road:

PROPOSAL HAR 2 (133): Garboldisham Road:
Requirement

Adhere to affordable housing and public open space
requirements to be provided in accordance with agreed
Council standards

Response

25% of the overall provision will be affordable
housing equating to 3 homes. The housing mix for
the site currently comprises 2, 3 and 4 bed units.

is 0.69 ha, of which
approximately 0.47ha will comprise amenity

The gross site area

green/public open space

Provide a layout which respects the setting of the
adjacent listed building

A Heritage Statement has been provided as part
of the planning application which concludes that
the set back arrangement of the houses along
with the retained boundary planting will ensure
that there will not be an adverse impact on the
listed buildings on the opposite
Garboldisham Road

side of

Demonstrate a high-quality design reflecting the

Breckland Design Guide

The lIllustrative Layout Plan for the Site has been
developed with reference to these requirements.
Further information has been provided in

‘Proposed Development’ section of this report.

Demonstrate a safe and acceptable vehicle, pedestrian
and cycle access to Garboldisham Road including
adequate visibility splays, as well as extension of 30 mph
limit to east of the sites access point

The Transport Statement provides details of how
a safe access will be provided for all including links
to the existing footway on the opposite side of
Garboldisham Road and an ‘internal’ accessway
for pedestrians within the site.

Provide a suitable pedestrian and cycle crossing on
Garboldisham Road to create safe access to the existing
footpath to the east of Garboldisham Road

The Transport Statement provides details and
drawing 2656-002A demonstrates how the safe
crossing of Garboldisham Road can be provided.

Incorporate any necessary onsite and offsite highway
improvements to provide suitable pedestrian and cycle
active travel link between site and surrounding

development

The development can deliver off-site sustainable

transport/travel measures including where
necessary, the upgrading of near-by bus stops to
DDA compliance and the provision of tactile

paving road crossings on routes to the school.
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Demonstrate provision of the required level of
Biodiversity Net Gain through onsite and offsite

provision

A BNG Assessment has been undertaken for the
site based on the Illustrative 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).

Include a landscaping scheme which is sympathetic to
the surrounding area, including retention of existing
mature hedgerow and trees along the sites borders

The current lllustrative Layout Plan results in the
retention of all hedgerows and trees within the
site except for one small tree in the northwest of
the site. Along Garboldisham Road, the access
results in the loss of some of the existing
vegetation but an Arboricultural Impact
Assessment has been undertaken which shows
this to be minimal and does not result in the loss

of high quality trees/hedgerows

Include a drainage strategy which accords with the most
recent Lead Local Flood authority guidance

A Flood Risk and Drainage Strategy report has
been undertaken which has proposed a suitable
drainage strategy for the site and demonstrates
that surface water from the site can be
appropriately mitigated. Further, Anglian Water
have confirmed that there is sufficient capacity
within the network to accommodate the

proposed development flows

Deliver a minimum of 25% affordable housing with an
90/10 split between rented affordable housing and low-
cost affordable home ownership products.

Already covered in previous section.

25% of the overall provision will be affordable
housing equating to 3 homes and will accord with
a mix of dwelling types, tenures and sizes which
cater for a variety of households, in line with local

policy.

25% homes built to the M4(2) accessible and adaptable
standards and 5% in accordance with the Building
Regulations M4(3) standard

The proposal will comply with the requirements of
Policy HOU 16: Adaptable and Accessible Homes

Provide an area of public open space of a quantum
appropriate to the size of the development in accordance
with Policy ENV 12 of this Plan.

The proposal will comply with the requirements of
Policy ENV 12: Open Space, Sport and Recreation

Response to Regulation 18 Preferred Options 2025

Within this section, responses are provided on behalf of Silverley to the draft policies set out in the Regulation 18
Preferred Options for the new Local Plan.
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Policy GEN 03: Built Form

Silverley are very supportive of the approach being proposed by the Council in relation to the move away from
defined settlement boundaries towards a criteria-based policy. This approach would offer sites located adjacent to
or in close proximity to the settlement boundaries the opportunity to provide appropriate development in
sustainable locations.

However, the definition of ‘Built Form’ and the associated exclusions for this policy are considered to be very broad
in their commentary and hence open to individual interpretation when being applied to proposals in the future.
Silverley, consider that particularly criterion f), h), i) and k). be reconsidered in order to avoid subjectivity in the
future.

HOU 01: Breckland’s Housing Requirement

Silverley supports the Council’s aim to meet future housing needs and draft policy HOU: 01, which sets a minimum
requirement for delivery of at least 17,388 (including a 5% buffer) new homes between 2024 and 2042. There is an
acute need, both within Breckland and nationally, to increase the supply of new housing. Paragraph 61 of the NPPF
highlights the need for Councils to help support the Government’s objective of significantly boosting housing supply.

Paragraph 73 of the NPPF recognises that small and medium sized sites can make an important contribution to
meeting the housing requirements of an area, due to their ability to be built out relatively quickly. The delivery of a
number of smaller allocations ensures that there is a supply of housing that can be built out sooner within the plan
period.

Furthermore, paragraph 82 of the NPPF is clear that in order to ‘promote sustainable development in rural areas,
housing should be located where it will enhance or maintain the vitality of rural communities. Planning policies should
identify opportunities for villages to grow and thrive, especially where this will support local services.’

The provision of 12 homes on the Site in East Harling is one such site that could be built out relatively quickly,
particularly as there are no undue physical constraints on development such as nutrient neutrality or waste water
capacity issues (as demonstrated through the Call for Sites submission) and would provide affordable housing
alongside S106 contributions towards existing services and facilities.

Given that the Local Plan will cover the period up to 2042, with the need to provide at least 17,388 homes over that
timescale, the need for certainty of deliverability throughout the lifetime of the Plan is crucial.

Policy HOU 02: Distribution of Housing Development

Silverley have no objections to the distribution of housing, however, they wish to draw to the Council’s attention that
in the associated ‘New Allocations’ table there is a mistake in relation to LPRC4SDEV133 Land at Garboldisham Road.
Overall, there are 235 new homes proposed for East Harling which includes the 15 dwellings proposed under draft
allocation PROPOSAL HAR 2 (133): Garboldisham Road. The ‘New Allocations’ table currently, incorrectly, states ‘4’.
Silverley therefore request that this mistake be corrected accordingly to align with both the 235 new homes for East
Harling and the draft allocation under Policy PROPOSAL HAR 2 (133).

Policy HOU 03: Windfall Housing Development

Silverley are supportive of this policy which would enable development to come forward adjacent to the built form
of settlements within the District. However, the restriction placed on the dwelling numbers would appear to be
unnecessarily arbitrary and appears to place unnecessary limitations on the future development of sustainable sites.
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Summary

Silverley is supportive of the allocation of the Site through PROPOSAL HAR 2 (133): Garboldisham Road. However,
they consider that the Council should review the requirements set out in the policy with a view to streamlining those
that overlap and removing those already covered by policies within the Draft Local Plan.

As has been set out in previous representations for the site, development would be deliverable and developable in
accordance with the requirements of the NPPF.

The site is still available for development with the aim to have all homes built and occupied by 2028.
The following benefits would result from the development of the site:

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

e The Siteis in a suitable 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 are no Anglian Water capacity issues;

e There are no Nutrient Neutrality requirements;

e There will be no significant impacts on heritage assets; and

e The proposals are acceptable in terms of transport impact.

The NPPF recognises that small to medium sites, such as the Application Site, which are unconstrained, and which do
not require significant upfront infrastructure can be built out relatively quickly. The delivery of the Site would
therefore make an early and positive contribution to the Council’s continuous delivery of housing, and in particular,
to the five year housing land supply.

As part of their assessment of the site the Council have not identified any constraints that cannot be overcome and
consider that the site would provide an appropriate housing development, within a sustainable location identified
for growth. The proposed allocation of the site is therefore supported and should be taken forward as part of the
Draft Local Plan — Full Update.

We trust that these representations are in order but please do not hesitate to contact us should you require anything
further. Silverley would be pleased to discuss their representation with the Council in greater detail.

Yours sincerely

Rebecca Flood
Senior Planner
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rebecca.flood@turley.co.uk

Appendices:
Appendix 1 - Call for Sites Stage 2 Assessment
Appendix 2 -

e Planning, Design and Access Statement including Statement of Community Involvement and Planning
Obligations Details

e Transport Statement

e  Ecological Impact Assessment & Biodiversity Net Gain Statement

e Condition Assessment of Site

e  Biodiversity Metric Calculation

e Context and Landscape Analysis

e  Flood Risk Assessment and Drainage Strategy

e  Utilities Assessment

e Arboricultural Impact Assessment

e  Contamination

e Heritage Statement

e Access Plan

e |llustrative Layout Plan



