
 
 
 

 
 

DEVELOPMENT CONTROL 
COMMITTEE B 
 

Please ask 
for: 

Committee Services 

DATE Wednesday, 22 February 
2017  
 

Direct Line: 01449 724673 

PLACE Council Chamber, Mid 
Suffolk District Council 
Offices, High Street, 
Needham Market 
 

Email: Committees@baberghmidsuffolk.gov.uk 

TIME 9.30 am 
 

  

 
The Council, members of the public and the press may record/film/photograph or broadcast 
this meeting when the public and press are not lawfully excluded.  Any member of the public 
who attends a meeting and objects to being filmed should advise the Committee Clerk. 

 
A G E N D A 

 
 Page(s) 

1   Apologies for absence/substitutions  
 

 

2   To receive any declarations of pecuniary or non-pecuniary interest by 
Members  
 

 

3   Declarations of lobbying  
 

 

4   Declarations of personal site visits  
 

 

5   SA/03/17 Confirmation of the minutes of the meeting held on 25 
January 2017  
 

1 - 6 

6   To receive notification of petitions in accordance with the Council's 
Petition Scheme  
 

 

7   Questions by the public  
 
The Chairman to answer any questions from the public of which notice has 
been given no later than midday three clear working days before the day of 
the meeting in accordance with Committee and Sub-Committee Procedure 
Rule 7. 
 

 

Public Document Pack



 Page(s) 
 

8   Questions by Councillors  
 
The Chairman to answer any questions on any matter in relation to which 
the Council has powers or duties which affects the District and which falls 
within the terms of reference of the Committee, of which due notice has 
been given no later than midday three clear working days before the day of 
the meeting in accordance with Committee and Sub-Committee Procedure 
Rule 8. 
 

 

9   SA/04/17 Schedule of planning applications  
 
Note: The Chairman may change the listed order of items to accommodate 
visiting Ward Members and members of the public 
 

7 - 8 

a   3469/16 Land East of Borley Green, Elmswell (Pages 9 - 80) 
 

b   2112/16 Land on east side of Green Road, Woolpit (Pages 81 - 198) 
 

c   4242/16 Land to north west of Mason Court (Known as Old Engine Meadow), 
Mendlesham (Pages 199 - 262) 
 

d   3931/16 Melbury, Green Lane, Woolpit (Pages 263 - 284) 
 

e   3845/16 Land adjacent Green Farm Cottage, The Green, Redgrave (Pages 285 - 316) 
 

f   3146/16 Land at Orchard Way, Coddenham (Pages 317 - 354) 
 

g   4832/16 3 All Saints Road, Creeting St Mary (Pages 355 - 380) 
 

10   Site Inspection  
 
Note: Should a site inspection be required for any of the applications this will 
be held on Wednesday, 1 March 2017 (exact time to be given).  The 
Committee will reconvene after the site inspection at 12:00 noon in the 
Council Chamber.  
 
Would Members please retain the relevant papers for use at that 
meeting. 
 

 

Notes:  
 

1. The Council has adopted a Charter on Public Speaking at Planning Committee. A link 
to the Charter is provided below:  

 
 http://www.midsuffolk.gov.uk/assets/UploadsMSDC/Organisation/Democratic-

Services/Constitution/Other-Links/Charter-on-Public-Speaking-at-Planning-
Committee.pdf 

 
 Those persons wishing to speak on a particular application should arrive in the 

Council Chamber early and make themselves known to the Officers.  They will then 
be invited by the Chairman to speak when the relevant item is under consideration. 
This will be done in the following order:   

http://www.midsuffolk.gov.uk/assets/UploadsMSDC/Organisation/Democratic-Services/Constitution/Other-Links/Charter-on-Public-Speaking-at-Planning-Committee.pdf
http://www.midsuffolk.gov.uk/assets/UploadsMSDC/Organisation/Democratic-Services/Constitution/Other-Links/Charter-on-Public-Speaking-at-Planning-Committee.pdf
http://www.midsuffolk.gov.uk/assets/UploadsMSDC/Organisation/Democratic-Services/Constitution/Other-Links/Charter-on-Public-Speaking-at-Planning-Committee.pdf
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 Parish Clerk or Parish Councillor representing the Council in which the 
application site is located  

 Objectors  

 Supporters  

 The applicant or professional agent / representative  
 
 Public speakers in each capacity will normally be allowed 3 minutes to speak. 
 
2. Ward Members attending meetings of Development Control Committees and 

Planning Referrals Committee may take the opportunity to exercise their speaking 
rights but are not entitled to vote on any matter which relates to his/her ward. 



 
 
 
 

 
 
 
 

Members: 
 

Councillor Kathie Guthrie – Chairman – Conservative and Independent Group 
Councillor Roy Barker – Vice-Chairman – Conservative and Independent Group 
 

Conservative and Independent Group 
    

Councillors: Julie Flatman 
Jessica Fleming 
Barry Humphreys MBE 
John Levantis 
Dave Muller 
Jane Storey 

  

    

Green Group  
    

Councillor: Keith Welham 
 

  

Liberal Democrat Group 
    

Councillor: Mike Norris   
    
Substitutes 
 

Members can select a substitute from any Member of the Council providing they have 
undertaken the annual planning training 
 
Ward Members 
 

Ward Members have the right to speak but not to vote on issues within their Wards 

 



 
 
 

 
Mid Suffolk District Council 

 
     Vision 

 
 “We will work to ensure that the economy, environment and communities of Mid 
Suffolk continue to thrive and achieve their full potential.” 
 
 

Strategic Priorities 2016 – 2020 
 
1. Economy and Environment 

 
Lead and shape the local economy by promoting and helping to deliver sustainable 
economic growth which is balanced with respect for wildlife, heritage and the 
natural and built environment 

 

2. Housing  
  
Ensure that there are enough good quality, environmentally efficient and cost 
effective homes with the appropriate tenures and in the right locations 
 
3. Strong and Healthy Communities 
 
Encourage and support individuals and communities to be self-sufficient, strong, 
healthy and safe 
 

Strategic Outcomes 
 
Housing Delivery – More of the right type of homes, of the right tenure in the right place 
 
Business growth and increased productivity – Encourage development of employment 
sites and other business growth, of the right type, in the right place and encourage 
investment in infrastructure, skills and innovation in order to increase productivity 
 
Community capacity building and engagement – All communities are thriving, growing, 
healthy, active and self-sufficient 
 
An enabled and efficient organisation – The right people, doing the right things, in the 
right way, at the right time, for the right reasons 
 
Assets and investment – Improved achievement of strategic priorities and greater 
income generation through use of new and existing assets (‘Profit for Purpose’) 
 



 

 

Suffolk Local Code 

of Conduct 

 

1. Pecuniary Interests 
 

2. Non-Pecuniary Interests 

Does the item of Council 
business relate to or affect 

any of your  
non-pecuniary interests ? 

 

Does the item of Council 
business relate to or affect 
any of your/your spouse 

/partner’s pecuniary 
interests? 

 

No 

Participate fully and vote 

Breach = non-compliance 
with Code  

 

No interests to 
declare 

 

Breach = criminal offence 

Declare you have a 
pecuniary interest 

Yes 

Leave the room. Do not 
participate or vote (Unless 
you have a dispensation) 

 

No 

Yes 

Declare you have a non-
pecuniary interest 

 
 
 

 



 SA/03/17 
 

MID SUFFOLK DISTRICT COUNCIL 
 
Minutes of the meeting of the DEVELOPMENT CONTROL COMMITTEE B held at the 
Council Offices, Needham Market on Wednesday 25 January 2017 at 09:30 am 
 
PRESENT: Councillor Kathie Guthrie – Chairman – Conservative and Independent Group  

 Councillor Roy Barker – Vice-Chairman – Conservative and Independent Group 
 

Conservative and Independent Group 
 
Councillor: Julie Flatman 
 Jessica Fleming 
 Barry Humphreys MBE 
 John Levantis 
 Dave Muller 
 Jane Storey 
  
Green Group 
 
Councillor: Keith Welham 
 
Liberal Democrat Group 
 
Councillor:  
 
Denotes substitute * 
 
In attendance:  Senior Development Management Planning Officer (JPG)  
  Senior Planning Officer (IW) 
  Development Management Planning Officer (SB) 
 Governance Support Officers (VL/HH)   
 
SA127 APOLOGIES FOR ABSENCE/SUBSTITUTIONS 
 

An apology for absence was received from Councillor Mike Norris. 
 
SA128 DECLARATIONS OF PECUNIARY/NON-PECUNIARY INTEREST 
 
 Councillors Roy Barker, Julie Flatman, Kathie Guthrie, Barry Humphreys MBE and 

Dave Muller declared a non-pecuniary interest in application 2691/16 as visitors to 
the museum.  

 
SA129 DECLARATIONS OF LOBBYING 
 
 There were no declarations of lobbying. 
 
SA130 DECLARATIONS OF PERSONAL SITE VISITS 
 
 There were no declarations of personal site visits. 
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SA131 MINUTES  
 

The Minutes of the meeting held on 21 December 2016 were confirmed and signed 
as a correct record. 

 
SA132 TO RECEIVE NOTIFICATION OF PETITIONS IN ACCORDANCE WITH THE 

COUNCIL’S PETITION SCHEME 
 
 None received.  
 
SA133 QUESTIONS FROM MEMBERS 
 
 None received.  
 
SA134 QUESTIONS FROM COUNCILLORS 
 
 None received.  
 
SA126 SCHEDULE OF PLANNING APPLICATIONS 
 

Application Number Representations from 

2691/16 Mrs Daley (Objector) 
Sarah Hucklesby (Agent) 
 

3172/16 Phil Cobbold (Agent) 
 
Item 1 

Application 2691/16 
Proposal Re-laying of existing standard gauge track on existing track bed 

and erection of new ‘Wilby Halt’  
Site Location WETHERINGSETT CUM BROCKFORD – Mid Suffolk Light 

Railway, Hall Lane, IP14 5PW 
Applicant Mid Suffolk Light Railway 
 
The Senior Planning Officer made Members aware that the application was based 
on a maximum of 30 event days a year and one locomotive and no more than three 
carriages.  It was noted that an additional objection had been received but not 
logged on the website which meant the total number of objections was two, not one 
as stated in the report.  The additional objection was included in the addendum.   
 
Clarification was given regarding ‘photography days’, the pre-paid fee included 
membership and allowed members to attend and take photographs on days when 
then stock was moved. It was established that the photography members received a 
special invite, attending on days when the railway was not open to public. 
 
Members raised questions regarding the acoustic fence and the Senior 
Development Planning Officer stated that the boarding was to be of acoustic 
material. .. It was also established that the colour of the proposed Halt was likely to 
be the same as Wilby Halt ie standard white. .    
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Mrs Daley, an Objector, pointed to the previous similar application in 1996/97 which 
had been refused due to smoke travelling 200m and the adverse impact this would 
have on her property.  Mrs Daley’s  also drew Members’ attention to the Noise 
Assessment Report by Sharps Redmore (SRAC), which concluded that the noise 
was above the accepted levels.  She requested that if the application was approved 
conditions be put in place as suggested in the Noise Assessment Report and also 
that the materials for the acoustic boarding be detailed.  She said the Museum was 
open every weekend throughout the summer which impacted on her family’s 
enjoyment of their home and that there was a history of not complying with the 
existing conditions.   
 
Sarah Hucklesby, the Agent, informed Members that the Mid Suffolk Light Railway 
was run by 80 volunteers, was self-funded, fully accredited and was the main tourist 
attraction in the area.  Visitor numbers had remained static and return visitors were 
essential to help with funding.  Research had shown that the extended running time 
of the train to 7 minutes each way, with a stopover at the new Halt would bring more 
visitors to the attraction and more return visits. The Railway had educational, 
historical and entertainment value and its decline or closure would mean the loss of 
an important part of local heritage and would adversely affect tourism and the local 
economy. 
 
Councillor Glen Horn, Ward Member, said the value of museums throughout Suffolk 
should not be underestimated but it was important to balance the aims of achieving 
growth against the potential impact on the surrounding area.   He said the 
application was the result of a collaborative approach between the Museum, 
Officers, Parish Council and residents and all had made compromises.   He 
confirmed that the Parish Council had held three meetings to enable everyone to 
voice their opinions, but unfortunately it had not been possible to get everyone 
together at the same time.  He confirmed that the final response was a 
recommendation for refusal but believed that the Parish Council had not had sight of 
the applicant’s noise assessment at the time it submitted its final response.    
 
During the ensuing debate Members considered the length of the new track and its 
value in increasing the customer experience, the reduced noise level that resulted 
by the push and pull action of the train and value of the Museum as a tourist 
attraction.  Confirmation was given that the train whistle would not be used.  It was 
considered that the proposed mitigation measures were satisfactory and that there 
would be little impact on neighbouring properties.  The Museum was of historic 
value, a tourist attraction which boosted the local economy and engaged with the 
training of young engineers.  
 
Councillor Barry Humphreys MBE proposed the recommendation and Councillor 
Dave Muller seconded the motion. 
 
By 8 votes to 0 with 1 abstention  
 
Decision – That Full Planning Permission be granted subject to the following 
conditions: 
 

1. Standard time limit 
2. List of approved documents 
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3. The additional section of track hereby approved only to be traversed by a 
locomotive on designated ‘event’ days and not at any other time 

4. All event traffic using the hereby approved section of track in accordance 
with condition 3 (above) shall be hauled by a single locomotive and no more 
than two carriages only, attached to the western (Brockford end) of the 
rolling stock, and not in any other configuration 

5. Prior to the extended section of track hereby approved being brought into 
use details of sound attenuation measures to be installed shall be agreed in 
writing with the local planning authority.  The agreed details shall be fully 
installed prior to use and thereafter retained as approved 

6. Biodiversity mitigation measures to be implemented as set out in submitted 
report 

 
Item 2 

Application 3172/16 
Proposal Demolition of derelict buildings and erection of detached dwelling  
Site Location STONHAM PARVA – Barns at Four Elms Farm, Norwich Road 
Applicant Mr P Watson 
 
The Planning Officer advised that on page 27, the planning history for application 
3172/16 should not read refused as this was in fact the application for consideration 
today. 
 
The Chairman, Councillor Kathie Guthrie advised Members that if the Committee 
was minded to approve the application against the Officer recommendation, she 
would refer it to the Planning Referrals Committee for decision in line with guidance. 
 
Phill Cobbold, the Agent, explained that the site was adjacent and with easy access 
to the A140, and that  it was derelict, vandalised and in poor repair. A previous 
application for conversion of the buildings to office use had been approved but  
never completed.     The Council’s lack of a five year land supply meant that if the 
development was sustainable it should be approved.  He believed it to be 
sustainable both economically and socially and that the site should not be described 
as isolated as it sat within a group of dwellings.  Although future occupants would be 
likely to use a car for work etc it would not generate any additional vehicular 
movements to the offices already approved.  It would also visually improve an untidy 
site.   
 
Councillor Suzie Morley, Ward Member, said that although she would not usually go 
against Officer recommendation she felt that small parishes could benefit from 
developments such as this application.  The buildings to be demolished were 
originally used in connection with the farm house and no additional vehicle 
movements would arise than from that use.  A neighbouring barn had already been 
converted to residential use.  On balance she supported the application.   
 
Members debated the proposal and representations made at length.  Opinion was 
divided with some considering the site an eyesore and dangerous and that the 
proposed development would be an environmental improvement.  It was considered 
sustainable as it was on a bus route, the A140 was an access route to major 
conurbations and there were other dwellings and a public house in the vicinity.  A 
nearby barn had also been converted for residential use. 
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Others, while having sympathy with this opinion, felt that the proposal was against 
policy as it did not meet the criteria for a barn conversion and the NPPF precluded 
development on agricultural land, and it should therefore be refused.    
  
A motion for approval was proposed by Councillor Jessica Fleming and seconded by 
Councillor Barry Humphreys MBE. 
 
The Chairman advised the Committee that if the decision was against Officer 
recommendation and Council policy, she would have no option but to refer the 
application to the Planning Referrals Committee for decision.   

 
By 6 votes to 3 
 
The Chair, using the discretionary powers available, then resolved to refer the 
application to the Planning Referrals Committee for determination.     

 
Decision – Refer to Planning Referrals Committee 
 
 
 
  

 
 
 
 
 
 

………………..………………………… 
Chairman 

Page 5



This page is intentionally left blank



MID SUFFOLK DISTRICT COUNCIL 
 

DEVELOPMENT CONTROL COMMITTEE B 
 

SCHEDULE OF APPLICATIONS FOR DETERMINATION BY THE COMMITTEE 
 

22 FEBRUARY 2017 
 

Item Ref No. Location And  
Proposal 

Ward Member Officer Page No. 

1. 3469/16 Land East of Borley 
Cresent Elmswell 
 
Outline Planning 
Application sought  (with 
all matters other than 
means of access 
reserved) for residential 
development of up to 60 
dwellings with associated 
car parking, landscaping, 
public open space areas, 
pedestrian/cycle links 
and vehicular access 
from Borley Crescent 
 

Cllr John Levantis 
 
Cllr Sarah Mansel 

Smc 9 to 80 

2. 2112/16 Land on east side of 
Green Road, Woolpit 
 
Erection of 49 dwellings 
(including 17 affordable 
dwellings) and 
construction of new 
access. 
 

Cllr Jane 
Storey  

DJ 81 to 198 

3. 4242/16 Land to north west of, 
Mason Court (Known 
as Old Engine 
Meadow), Mendlesham 
 
Application for Outline 
Planning Permission 
(include access only) for 
the erection of 28 
dwellings 
 

Cllr Andrew 
Stringer 

DJ 199 to 262 
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Item Ref No. Location And  
Proposal 

Ward Member Officer Page No. 

4. 3931/16 Melbury, Green Lane, 
Woolpit 
 
Outline Permission for 
the erection of one 
dwelling 
 

Cllr Storey RB 263 to 284 

5. 3845/16 Land adjacent Green 
Farm Cottage, The 
Green, Redgrave, IP22 
1RR 
 
Erection of detached 
dwelling and garage 
 

Cllr Jessica 
Fleming 
Cllr Derek 
Osborne 

RUBI 285 to 316 

6. 3146/16 Land at Orchard Way, 
Coddenham 
 
Erection of a detached 
dwelling, formation of 
parking area and 
vehicular access 
 

Cllr Tim Passmore LW 317 to 354 

7. 4832/16 3 All Saints Road, 
Creeting St Mary 
 
Erection of detached 
single storey dwelling 
 

 SES 355 to 380 
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Committee Report     

 

Committee Date: 22 February 2017 

  

Item No: 1 Reference: 3469/16 
Case Officer: SMC 

    

 

Description of Development: Outline Planning Application sought  (with 

all matters other than means of access reserved) for residential 

development of up to 60 dwellings with associated car parking, 

landscaping, public open space areas, pedestrian/cycle links and 

vehicular access from Borley Crescent 

Location: Land to the east of Borley Crescent, Elmswell  IP30 9UG 

Parish: Elmswell  

 

Ward: Elmswell & Norton  

Ward Member/s: Cllr John Levantis and Cllr Sarah Mansel 

  

Site Area: 1.8ha 

Conservation Area: None 

Listed Building: None 

 
Received: 12/08/2016  

Expiry Date: 28/02/2017 

 

 

Application Type: Outline with all matters reserved except for access. 

Development Type: Major - Dwellings 

Environmental Impact Assessment: Not required 

 

Applicant: Mr M Jewers 

Agent: Armstrong Rigg Planning 

 

SUMMARY 

 

The proposal has been assessed with regard to adopted development plan policies, the 

National Planning Policy Framework and all other material considerations. The officers 

recommend approval of this application.  The proposed development represents/fails to 

represent an increase in housing supply and economic benefits would outweigh any highways 

social and environmental impacts of the proposal.   

 
 

PART ONE – REASON FOR REFERENCE TO COMMITTEE 
 

 
The application is referred to committee for the following reason/s: 
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1. It is a “Major” application for: -  
 

• a residential land allocation for 15 or over dwellings 
 

 
 

PART TWO – APPLICATION BACKGROUND  
 

 

This section details history, policies, advice provided, other legalisation and events that form 

the background in terms of both material considerations and procedural background.     

 

History 

 

2. There is no relevant planning history.   

 

Details of Previous Committee / Resolutions 

 

3. None 

 

Details of Member site visit  

 

4. None 

 

Details of any Pre Application Advice 

 

5. None 

 
 

PART THREE – ASSESSMENT OF APPLICATION  
 

 
Consultations 
 
6. This is a summary of the consultation responses received. The full 

representations are included within the Committee Bundle. 
 
 
Elmswell Parish Council – OBJECT 
 
The grounds of objection are as follows: 
 

 Impact on the highway network -  in particular the access to the proposed development of 
60 dwellings via Blackbourne Road and Borley Crescent presents a serious hazard. 
Blackbourne Road and its junction with Ashfield Road are close to maximum safe capacity 
and will not, without hazard, cope with the extra traffic load suggested by this application. 
The proposal runs counter to Local Plan Policy T10 with specific reference to the 
requirements for: The provision of safe access to and egress from the site; the suitability of 
existing roads giving access to the development, in terms of the safe and free flow of 
traffic; and whether the amount of traffic generated by the proposal will be acceptable in 
relation to the capacity of the road network in the locality of the site.  

 Parking - the house types indicate that there is a need for 103 spaces which cannot be 
accommodated on the indicative layout which forms part of the application. This is 
contrary to Local Plan Policy T9. 
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 Highway impact on the area around the railway crossing 

 Impact on existing infrastructure and services including the health centre, Anglian Water 
foul sewer network and education 

 
SCC Highways – No objection.   
 
Having read through the supporting information it suggests there should be no highway issues 
at any of the nearby junctions and the effect on queuing at the level crossing is minimal with a 
predicted increase of only 2 vehicles in the morning peak hour and 1 vehicle in the evening 
peak period.  Note - Following additional information submitted by the applicant in response to 
the PC’s concern about the level crossing the highway engineer has confirmed that their 
surveys were carried out to include the peak traffic generation times of 07:00 to 10:00 and 
16:00 to 19:00. In those times the rail crossing gates were measured as being down for 240 
seconds (4 minutes) on two occasions. 
 
Comments were also made about the illustrated geometry of the proposed vehicular access 
being unacceptable in highway terms. However, this can be resolved at the Reserved Matters 
stage and it is the point of access which is to be considered now.  
 
On this basis and as the red site outline has been revised to include the land required for the 
extension of Borley Crescent the develoipment is acceptable subject to conditions relating to: 
 

 Details of estate roads,  

 Provision of carriageways and footways to an acceptable level prior to occupation  

 details of the areas to be provided for the manoeuvring and parking of vehicles 
including secure cycle storage  

 visibility splays  
 
A sum of £25,000 is sought in respect of public transport infrastructure improvements for bus 
stops. 
 
Planning Policy – No objection to housing but object in respect of insufficient capacity 
at primary school. 
 
In view of the current shortfall in 5 years housing land supply in Mid Suffolk, we have to 
consider housing applications in the context of NPPF policy for sustainable development.  
(The housing land supply for Mid Suffolk is estimated at 3.7 years, as at 31 March 2016, with 
details in the latest Annual Monitoring Report). 
 
Elmswell is classified in the Mid Suffolk Core Strategy (2008) as a key service centre.  It is one 
of the largest villages in Mid Suffolk, in the A14 corridor, with a railway station and some local 
employment.   It is therefore a sustainable location for future development.  Existing planning 
permissions for housing include 190 dwellings on the former Grampian Harris factory 
brownfield site (ref. 3918/15) 
 
Several sites around Elmswell, and nearby at Woolpit, have been offered in response to the 
call for sites in July / August 2016. 
 
Elmswell Parish Council is preparing a Neighbourhood Plan – the NP area was designated in 
January 2014 but the Plan is not yet at an advanced stage.  The parish council has expressed 
support for some housing growth if it would contribute to their aspirations for a relief road for 
Elmswell, but no route or scheme has yet been established. 
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In view of this policy background we have limited control over bringing sites forward, other than 
responding to planning applications as they arise, until the new joint Local Plan and 
Neighbourhood Plan are advanced or a 5 year housing supply is regained.  In particular the 
cumulative impact of a number of sites on infrastructure capacity (schools, roads, health 
facilities etc.) could be an issue. 
 
Although our housing supply policies are currently regarded as being out of date, other aspects 
like mix of house types and sizes (MSLP 1998 policy H 14) and provision of up to 35% 
affordable housing (MSLP Alteration 2006 policy H4) can still be applied. 
 
BDC/MSDC – Housing – No objection 
 
The most recent information from the Mid Suffolk’s Council’s Housing Register shows 50 
applicants registered who have a connection to Elmswell. 21 of the proposed dwellings on the 
development should be for affordable housing. Comments are offered on an appropriate 
housing mix.    
 
SCC Planning and Infrastructure – No objection. 
 
The catchment secondary school does not have sufficient spare places to absorb the 
additional secondary pupils, but Ixworth Free School does. Sixth Form pupils can be 
accommodated at the Thurston Community College sixth form campus at Beyton. Therefore, 
this development is not expected to necessitate a bid for the District Council’s CIL funds.  
 
We forecast to have no surplus places at the catchment Primary School to accommodate 
children arising.  Recent discussions have been based around the opportunity to expand the 
existing primary school from 315 to 420 places (2 forms of entry). The County Council 
commissioned its consultants, Concertus, to undertake a Stage 1 feasibility exercise to see 
what can be achieved on the site.  The conclusions of the stage 1 feasibility report confirmed 
that it would be possible with some innovative design solutions to increase the school capacity 
to 420 places whilst also improving the school operational environment.  
 
As the report establishes that it is possible to expand the existing schools to accommodate the 
additional pupils this approach would be captured through the Community Infrastructure Levy 
(CIL). 
 
The following bids will be made through CIL. 
 

 Primary and Secondary Education - £182,715.00 

 Pre-school Education - £36,546.00 

 Libraries - £12,960 
 
BDC/MSDC - Environmental Health - Land Contamination. No objection  
 
Request that the Contaminated Land Officer is contacted in the event of unexpected ground 
conditions being encountered during construction and that the developer is made aware that 
the responsibility for the safe development of the site lies with them. 
 
SCC Flood & Water Team – No objection  
 
A pre-commencement condition requiring infiltration testing to be secured is recommended. 
 
Anglian Water – No objection.   
 
The foul drainage and sewerage can be accommodated in the system.  The surface water 
strategy/flood risk assessment submitted with the planning application relevant to Anglian 
Water is acceptable. We request that the agreed strategy is reflected in the planning approval. 
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BDC/MSDC - Environmental Health – Other Issues – No objection.   
 
Initial comments highlighted the potential for significant loss of amenity at the new dwellings 
due to noise from the railway and the proposed play area.  Following further discussions with 
your officers, it was considered that as this is an outline application with details to follow at the 
reserved matters stage, it would be appropriate to deal with these matters by appropriately 
worded acoustic glazing specification conditions. Further recommendations are that a 
condition be attached requiring a Construction Management Plan and no burning of materials 
on site during clearing and construction. 
 
BDC/MSDC - Environmental Health - Sustainability Issues – No objection  
 
Following receipt of additional sustainability Statement, no objection subject to the imposition 
of a condition to address renewables. 
 
BDC/MSDC - Arboricultural Officer – No objection  
 
The Tree Survey provides an accurate assessment of the trees with all seemingly scheduled 
for retention. There is no objection subject to a condition requiring a detailed Arboricultural 
Method Statement and Tree Protection Plan in order to ensure appropriate protection 
measures are in place.  
 
SCC Archaeology – No objection.   
 
This large proposal has never been the subject of any systematic archaeological evaluation.  
In addition it lies within an area of archaeological potential recorded in the County Historic 
Environment Record as scatters of Roman and medieval finds have been recorded in the 
direct vicinity of the proposed development area. As a result, there is a strong possibility that 
heritage assets of archaeological interest will be encountered at his location. Any groundworks 
causing significant ground disturbance have potential to damage any archaeological deposit 
that exists. 
 
There is no objection subject to a planning condition to record and advance understanding of 
the significance of the heritage asset before it is damaged or destroyed. 
 
Suffolk Constabulary - Design Out Crime Officer – No objection  
 
Various comments made in respect of secured by design principles.   
 
BDC/MSDC - Waste Services - No objection  
 
Subject to conditions about waste collections and finished street surfaces in respect of the 
manoeuvring of the dustcart.    
 
SCC – Rights of Way – No objection.   
 
Elmsett Public Footpath 10 (FP10) is recorded through the proposed development area.  The 
plans indicate a cycle link to the railway station from the development; FP10 is recorded along 
this route, the legal status of which does not allow for cycling. Should a cycle track be 
proposed, a cycle track conversion order would be required and it would need to comply with 
highway standards; the full length of FP10 would need to be converted.  
 
The site access from Borley Crescent will cross FP10; dropped kerbs will be required and 
safety precautions taken to ensure there is no conflict between pedestrians and vehicles.  
 
FP10 where it runs along the western boundary to remain in a green corridor and not fenced in.  
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NHS England 
 
The proposed development is likely to have an impact on the services of 1 GP practice 
operating within the vicinity of the application site. The GP practice does not have capacity for 
the additional growth resulting from this development. 
 
The proposed development will be likely to have an impact on the NHS funding programme for 
the delivery of primary healthcare provision within this area and specifically within the health 
catchment of the development. NHS England would therefore expect these impacts to be fully 
assessed and mitigated. 
 
A developer contribution will be required to mitigate the impacts of this proposal. NHS England 
calculates the level of contribution required, in this instance to be £22,701 to improvements to 
Woolpit Health Centre.   NHS England therefore will seek that this sum be considered 
through Community Infrastructure Levy (CIL). 
 
Suffolk Fire and Rescue Service – No objection  
 
Recommends fire hydrants be installed as part of this development and requests a condition to 
address this. 
 
Representations 
 
7. Summary of neighbour and other representations 
 
16 letters of representation have been received in respect of the proposed development. The 
responses are summarised below: 
 

 Impact on highway infrastructure and congestion especially around the railway 
crossing (contrary to Policy TP10) 

 Impact on existing services and infrastructure e.g. the doctors surgery, the Primary 
School  

 Safety concerns as the access to the site from Borley Crescent crosses footpath no.10 
which is a point of danger for anyone walking this very popular path.  

 The screening needs to be effective  

 The existing footpath running north-south on eastern the current eastern boundary 
should be moved to the eastern edge of the new development. 

 Loss of views 

 Cumulative impact of residential development.  

 Design and layout of buildings directly next to us which will impact by virtue of noise 

 Lack of sufficient parking  

 Impact of construction traffic that will need to access the site through Blackbourne 
Road and ultimately Borley Crescent. 

 Part of the Planning consideration should include a 2nd vehicular access on to the 
Blackbourne estate From Station Road.  

 Access for emergency vehicles is a concern  

 Inadequate pressure in Water / sewage supply already stretched due to existing 
demand. 

 Impact on privacy 

 Loss of valuable farmland. 

 Increased noise and pollution from the extra traffic is detrimental to the health and 
wellbeing of the current residents.  

 Elmswell is becoming a small town which we villages do not like.  We want to keep 
Elmswell a beautiful village. Yet Councils are determined to ruin village life 
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The Site and Surroundings 
 
8. The site comprises some 1.8 ha of agricultural land outside but abutting the north 

eastern edge of the village of Elmswell.  The site adjoins an existing residential 
development, located to the west of the site.  The site is bounded by Blackbourne 
Meadow to the north, farmland to the east and the railway line to the south.  There is 
existing planting and hedgerows along the east and northern boundaries of the site. 
There are existing public footpaths to the north and west which provide access to the 
village and the countryside. 

 
The Proposal 
 
Please note details of the proposed development including plans and application documents 
can be found online. 
 
9. The application is for outline planning permission for up to 60 dwellings with all matters 

except access reserved.  An indicative layout has been submitted which Indicates that 
the main access would be taken from Borley Crescent leading to minor roads 
throughout the development.  The built form is arranged in outward facing perimeter 
blocks with clearly defined public realm and includes open space (a LAP is proposed to 
the southern part of the development) and retention of natural assets which are a key 
component of the strategy. 

 
The block structure would provide continuous linked and varied frontages and a 
selection of landmark buildings at key locations to provide closure to the vistas and 
provide visual architectural interest. 

 
The development provides a mix of generally smaller units to meet local needs and has 
an average density of approximately 31 units/ha.  The predominant height is two 
storey with bungalows along the eastern boundary to limit impact. 

 
 

Existing links would be retained and strengthened with positive links to Elmswell and 
the wider countryside, including a link in a westerly direction along the northern side of 
the railway. 

 
 The precise details would be addressed at the reserved matters stage. 
 
NATIONAL PLANNING POLICY FRAMEWORK 
 
10. The National Planning Policy Framework (NPPF) contains the Government's planning 

policies for England and sets out how these are expected to be applied.  Planning law 
continues to require that applications for planning permission are determined in 
accordance with the Development Plan unless material considerations indicate 
otherwise.  The policies contained within the NPPF are a material consideration and 
should be taken into account for decision-making purposes.   

 
 The following parts of the NPPF are considered to be applicable to this scheme: 
 

Para 6: Achieving sustainable development  
Para 7: Three dimensions to sustainable development  
Para 11 – 15: The presumption in favour of sustainable development  
Para 17: Core planning principles  
Para 32 and 34: Transport movements  
Para 47: Delivering a wide choice of high quality homes (including the need to have a 5 
year deliverable supply of housing)  
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Para 49: All housing proposals should be considered in the context of the presumption 
in favour of sustainable development.  
Paragraph 55: To promote sustainable development in rural areas. 
Para 56 & 60: Requiring good design  
Para 64: Development of poor design must not be supported.  
Para 69: Promoting healthy communities  
Para 70: Delivery of social, recreational and cultural facilities that the community needs. 
Para 72: Provision of school places. 
Para 73: Access to high quality open space.  
Para 75: Protection and enhancement of public rights of way. 
Para 100: Development and flood risk  
Para 103: Development and increasing flood risk elsewhere  
Para 109: Planning system should contribute to and enhance the natural and local 
environment.  
Para 112 & 117–119: Development affecting protected wildlife   
Para 123: Planning and noise. 
Para 125: Planning and darker skies. 
Para 128 & 129: Describing the significance of a designated heritage asset. 
Para 131: Determining planning applications that affect heritage assets. 
Para 132: Significance of heritage assets. 
Para 134: Development and less than substantial harm 
Para 186: Approaching decision taking in a positive way. 
Para 187: Local Planning Authorities should find solutions rather than problems in 
decision taking. 
Para 196: Plan led planning system. 
Para 197: Assessing and determining application applying the presumption in favour of 
sustainable development.  
P203 -206 – Planning conditions and obligations. 
Para 211 - 212: Using development plans and the NPPF in decision making.  
Para 214 – 215: The weight attached to development plan policies having regards to 
their consistency with the NPPF.  
Para 216 – Weight given to policies in emerging plans 
 

CORE STRATEGY 
 
11. (Core Strategy Focused Review 
 FC1 – Presumption in favour of sustainable development. 
 FC1.1 – Mid Suffolk’s approach to delivering sustainable development 
 FC2 – Provision and distribution of housing. 
 
 Core Strategy 
 
 CS1 – Settlement hierarchy 
 CS2 – Development in the countryside & countryside villages 
 CS4 – Adapting to climate change. 
 CS5 – Mid Suffolk’s environment 
 CS6 – Services and infrastructure 
 CS9 – Density and mix 
 
 
NEIGHBOURHOOD PLAN / SUPPLEMENTARY PLANNING DOCUMENTS /AREA 
ACTION PLAN 
 
12. None  
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SAVED POLICIES IN THE LOCAL PLAN 
 
13. GP1 – Design and layout of new developments 

HB1 – Protection of historic buildings 
HB13 – Protecting ancient monuments 

 HB14 – Ensuring that Archaeological remains are not destroyed 
 H3 – Housing developments in villages 
 H13 – Design and layout of development 
 H15 – Development to reflect local characteristics. 

H16 – Protecting existing residential amenity  
H17 – Keeping new development away from pollution 

 CL8 – Protecting wildlife 
 CL11 – Retaining high quality agricultural land 
 T9 – Parking standards 

T10 – Highway consideration in developments 
 RT4 – Amenity open space and play areas within residential development 
 RT12 – Footpaths and bridleways 
 SB3 – Retaining visually import landscapes 
 
Main Considerations 
 
Principle of Development 
 
The site is located outside of the settlement boundary of Elmswell.  As such the site is located 
within the Countryside where Policy CS2 of the Mid Suffolk Core Strategy applies.  This states 
that development in the Countryside will be limited to various categories of development.  
Market residential dwellings are not one of the categories of development acceptable in the 
Countryside and therefore the proposal would not comply with Policy CS2.   
 
The NPPF states that if a development plan is not up to date or in compliance with the NPPF it 
can be set aside to allow sustainable development.  In particular paragraph 49 of the NPPF 
states that: 
 
Housing applications should be considered in the context of the presumption in favour of 
sustainable development. Relevant policies for the supply of housing should not be considered 
up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable 
housing sites. 
 
However, the local authority cannot demonstrate a five year land supply for deliverable 
housing sites. Paragraph 49 of the National Planning Policy Framework ("NPPF") states; 
 
"Relevant policies for the supply of housing should not be considered up-to-date if the local 
planning authority cannot demonstrate a five-year supply of deliverable housing sites."   
 
Given that Mid Suffolk cannot demonstrate a 5 year housing supply it is considered that Policy 
CS2 should be not considered to be up to date.  The NPPF nevertheless requires that the 
development be considered to be sustainable in order to be acceptable. 
 
Consequently policies relating to the supply of housing, mainly CS1 and CS2 should not be 
considered up-to-date. On this basis residential development on the site should be considered 
on its own merits. 
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Paragraph 14 of the NPPF reads, 
 
"where the development plan is absent, silent or relevant policies are out of date, granting 
permission unless 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; 
or specific policies in this Framework indicate development should be restricted"  
 
The NPPF requires that development be sustainable and that adverse impacts do not 
outweigh the benefits. The NPPF (paragraph 7) defines three dimensions to sustainable 
development- the economic role, social role and environmental role. These roles should not be 
considered in isolation and paragraph 8 of the NPPF identifies that environmental, social and 
economic gains should be sought jointly. Therefore the Core Strategy Focus Review 2012 
(post NPPF) policies FC1 and FC1.1 seeks to secure development that improves the 
economic, social and environmental conditions in the area and proposals must conserve and 
enhance local character. 
 
Paragraph 55 of the NPPF sets out that to promote sustainable development in rural areas, 
housing should be located where it will enhance or maintain the vitality of rural communities 
and not be considered isolated. 
 
The proposal therefore must be determined with regard to sustainable development as defined 
by the NPPF.  
 
Sustainable Development 
 
The application site is therefore in close proximity and reasonably connected to the services 
and facilities of Elmswell. The railway station which offers connections to Cambridge and 
Ipswich and Diss to London is 0.4 km from the site, while the primary school and post office 
(and nearby retail facilities are 1.17 km and 0.62 km respectively, from the site.  A bus stop is 
located some 450m from the site on Ashfield Road which serves the number 474 bus providing 
regular access to Woolpit.  Further bus services operate from the village centre which serve 
Stowmarket and Bury St Edmunds. 
 
Subsequently the dwellings would support the local rural economy and overall rural vitality in 
accordance with paragraph 55 of the NPPF. 
 
The proposal retains and enhances existing footpath links which would provide attractive and 
accessible local greenspace. 
 
The development would therefore lead to a development which supports the rural economy 
and provides a social benefit through additional dwellings (including affordable units). 
 
The site is screened to an extent by existing boundary trees and hedging to the east and north. 
 
Overall the proposal is considered to adhere to the principles of sustainable development as to 
safeguard the local character and provide environmental, social and economic gains as 
required by policy FC1 and FC1.1 of the Focused Review and the overarching aims of the 
NPPF. Consequently the principle of this development is accepted subject to other material 
considerations. The main considerations are impact on: 
 

 Landscape character and appearance of the area 

 Highways 

 Neighbour amenity 

 Biodiversity 
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Impact on Landscape 
 
Core Strategy Policy CS5 requires development to enhance or maintain local distinctiveness. 
Policy GP1 of the Mid Suffolk Local Plan 1998 and Policy FC1.1 of the focused review Core 
Strategy also supports development that maintains and enhances the character and 
appearance of the surrounding area. 
 
The site is in open countryside although it immediately abuts a residential estate to the east.  
Currently there is a reasonable landscape screen between the dwellings on Borwell Crescent 
and open countryside, which softens the impact of the existing built development.  In this 
respect, the dwellings would sit in front of the existing housing development rather than against 
open countryside. The development would be similar in form to that which exists. There is a 
hedgerow of the northern edge of the proposed development.  While the indicative layout 
shows a landscape buffer between the new development and the open countryside there will 
be no immediate screening.  However, with appropriate landscaping to supplement and 
enhance existing vegetation, addressed by condition, the impact on the landscape is not 
considered to be significant enough so as to justify a refusal on landscape grounds and the 
development is considered to safeguard in a sustainable manner the character and 
appearance of the settlement.  
 
Impact of Highways 
 
Saved Policies H13 and T10 of the Mid Suffolk District Local Plan states that development will 
be supported where it does not have a negative impact on highway safety.  The policies 
referred to above are in line with the requirement of paragraph 39 of the NPPF to provide safe 
and suitable access for all and carries significant weight the determination of this application. 
 
Access is the only matter not reserved for a future planning application.  The only access 
would be taken form Borley Crescent to the south west corner of the site.  Details such as 
layout and car parking (a concern which has been raised in the representation received) would 
be addressed at the reserved matters stage. 
 
Concerns have been raised about the wider impact of the development on the highway 
network. However, the Transport Assessment which accompanies the application has been 
assessed by Suffolk County Council Highways and whilst the concerns of the Parish Council 
(and objectors) are noted, Suffolk County Council raises no objection to the development 
subject to conditions as outlined earlier in your report. Subsequently, there are no reasons 
sufficient to justify a refusal on highway grounds.  
 
Affordable Housing 
 
Altered Policy H4 of the Mid Suffolk Local Plan states that up to 35% of dwellings on new 
developments should be for affordable housing needs.  This policy is in accordance with the 
aim of the NPPF to provide residential development for different sectors of the community.  
The developer is proposing 35% affordable housing in line with the policy and the mix would be 
agreed with the Council through an s106 legal agreement. 
 
Residential Amenity 
 
Saved Policies SB2, H13 and H16 of the Mid Suffolk District Local Plan aim to protect the living 
conditions of neighbouring occupiers.  These policies are considered to have significant 
weight in the determination of this application as they do not conflict with the main thrust of the 
NPPF as stated in paragraph 215 of the NPPF. 
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Given the existing screening along the eastern boundary and the separation distance shown 
on the illustrative layout, it is considered that it is possible to construct new dwellings in this 
location without causing harm to neighbour amenity in terms of loss of light, overlooking, 
overshadowing or being an over-bearing development. The impact on residential amenity will 
be subject to consideration as part of the reserved matters.   
 
Impact on biodiversity 
 
Policy CS5 of the Mid Suffolk Core Strategy states that development should protect, manage 
and enhance Mid Suffolk’s biodiversity.  This policy is in accordance with paragraph 109 of 
the NPPF states that development should minimise impacts on biodiversity and provide net 
gains in biodiversity where possible.  An ecological report accompanies the planning 
application.  The site is largely arable land of low ecological value. The hedgerows and 
mature trees provide habitats.  These features are being retained and can be protected by 
planning conditions.  Only a small section would be removed to allow for access to the 
development.  Precautionary measures can be controlled through the imposition of planning 
conditions in line with the recommendations of the ecological report.  
 
As such the construction of the dwellings in this location is unlikely to result in the significant 
loss of wildlife habitat and harm to protected species as the majority of land.  
 
Other Issues 
 
Drainage 
 
The site is within Flood Zone 1 and the application is accompanied by a Flood Risk 
Assessment and SCC Flood and Water has not objected to the development as the applicant 
has demonstrated that a viable drainage solution can be achieved. SCC is content for the 
matter of infiltration testing to be secured by pre-commencement condition. 
 
Noise 
 
Whilst concerns have been raised by an objector about the proximity of the dwellings to their 
house, it is considered that the separation distances should not result in any demonstrable 
harm.  It is also noted that the Environmental Protection officer had initial concerns with the 
potential for noise impact on residents in the new houses from the railway and the proposed 
play area. However, through appropriately worded conditions to address acoustic glazing etc. 
these issues can be addressed.  
 
CIL and S.106 Planning Obligations 
 
Mid Suffolk District Council adopted a CIL Charging Schedule On 21st January 2016 and 
started charging CIL on planning permissions granted from 11th April 2016. Mid Suffolk are 
required by Regulation 123 to publish a list of infrastructure projects or types of infrastructure 
that it intends will be, or may be, wholly or partly funded by CIL.  
 
The current Mid Suffolk 123 List, dated January 2016, includes the following as being capable 
of being funded by CIL rather than through planning obligations:  
 
• Provision of passenger transport  
• Provision of library facilities  
• Provision of additional pre-school places at existing establishments  
• Provision of primary school places at existing schools  
• Provision of secondary, sixth form and further education places  
• Provision of waste infrastructure  
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Policy CS6 of the Mid Suffolk Core Strategy states that new development will be expected to 
provide or support the delivery of appropriate and accessible infrastructure to meet the 
justifiable needs of new development.  A bid has been received by SCC Planning Obligations 
Manager for the following: 
 

 Primary and Secondary Education - £182,715.00 

 Pre-school Education - £36,546.00 

 Libraries - £12,960 
 
These requirements are therefore considered to conform to the Councils CIL 123 list and will 
be dealt with as required by the Council in this regard in respect of any bid that may be applied 
for. 
 
Suffolk County Council highways have requested a sum of £25,000 towards public transport 

infrastructure improvements for the bus stops which are south of the railway on School 

Road.  These are served by Galloways 384/385 between Bury and Stowmarket as well as 

some school services and will be the key points for new passengers.  The financial request is 

broken down as follows:- 

2 x raised kerbs - £5,000  

2 x RTPI screens - £20,000  

There is no scope for a bus shelter on either side of the road.  This contribution would be used 
for a specific project directly related to the development and can be secured by means of an 
s106 legal agreement. 
 
35% affordable housing provision in accordance with policy would be secured through an s106 
legal agreement. 
 
 

PART FOUR – CONCLUSION  
 

 
Planning Balance 
 
Paragraph 49 of the NPPF states that where it cannot be demonstrated that a district has a five 
year land supply there is a presumption in favour of sustainable development.  This is echoed 
by the Core Strategy Focus Review.  It is therefore necessary to weight up the scheme to 
consider if the proposed development would be sustainable.  Paragraph 7 of the NPPF 
suggests that there are three aspects of sustainability which should be considered, economic, 
social and environmental.  
 
The major benefit of the proposal would be the addition of 60 dwellings to current permissions 
which would contribute to the supply of dwellings in the District.  Inspectors’ decisions have 
confirmed that when considering development under Paragraph 49 of the NPPF more weight 
should be given if there is a significant undersupply.   
 
The development of 60 dwellings would have some economic benefits particularly during the 
construction phase.  In addition the occupiers of the dwellings will use the shops and other 
facilities within Elmswell providing economic benefits to the wider area.  Although the 
proposed development, is outside of the settlement boundary it would be in a relatively 
sustainable location.  Elmswell has a good range of facilities including a pre-school and a 
primary school.  However the social role of sustainable development also needs to consider 
the effect the development will have on the local infrastructure.  Impacts on existing 
infrastructure can be addressed through bids for CIL monies.  The key infrastructure issues to 
be addressed are primary school education, health and libraries.  Affordable Housing would 
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be delivered in line with the policy requirement (35%) and this matter would be addressed 
through an s.106 obligation.   

 
With regards to the broader environmental aspects of sustainability, relating to protecting and 
enhancing the natural, built and historic environment it is your officer’s opinion that the 
development would not have a significantly detrimental impact on the character of the area and 
existing hedgerows would be retained.    
 
In conclusion it is considered that the benefits from the increase in housing supply and 
economic benefits would outweigh any highways social and environmental impacts of the 
proposal.  On this basis your officer’s recommendation is one of approval. 
 
Statement Required By Article 35 of the Town and Country Planning (Development 
Management Procedure) Order 2015. 
 
14. When determining planning applications The Town and Country Planning 

(Development Management Procedure) (England) Order 2015 requires Local Planning 
Authorities to explain how, in dealing with the application they have worked with the 
applicant to resolve any problems or issues arising.  

 
15. In this case the planning authority has negotiated with the applicant in regard to 

scheme and it has been subject to pre application advice.    
 
Identification of any Legal Implications of the decision 
 
16. S155 of the Housing and Planning Act requires both non material and material financial 

considerations that are known to be explained.  In this case there are no material 
financial consideration except for CIL and both Council Tax and New Homes Bonus are 
non material to the decision recommendation.    

 
17. The application has been considered in respect of the current development plan 

policies and relevant planning legalisation.  Other legislation including the following 
have been considered in respect of the proposed development.  

 
-  Human Rights Act 1998 
-  The Equalities Act 2012 
-  Town & Country Planning (Listed Buildings & Conservation Areas) Act 1990 
-  Natural Environment and Rural Communities (NERC) Act 2006 (any rural site) 
-  The Conservation of Habitats and Species Regulations 2010 
-  Localism Act 

 -  Consideration has been given to the provisions of Section 17 of the Crime and 
Disorder Act, 1998, in the assessment of this application but the proposal does not 
raise any significant issues.  

 
RECOMMENDATIONS 
 
(1) That the Professional Lead - Growth & Sustainable Planning be authorised to 

secure a Planning Obligation under Section 106 of the Town and Country 
Planning Act, 1990, to provide:   

 
• Affordable Housing – 35% 
• Bust stop improvements £25,000 

 
(2) That, subject to the completion of the Planning Obligation in Resolution (1) 

above to the satisfaction of the Solicitor to the Council, the Professional Lead - 
Growth & Sustainable Planning be authorised to grant planning permission 
subject to the following conditions including: 
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• Standard Time limit 
• Approval of Reserved Matters 
• Details of the estate roads and footpaths, (including layout, levels, 

gradients, surfacing and means of surface water drainage) 
• Highways condition- Visibility splays 
• Concurrent with Reserved Matters - Parking provision  
• Concurrent with Reserved Matters- Soft Landscaping scheme to be agreed 

including trees to be retained/removed and protection measures 
• Surface Water Drainage to be agreed 
• Arboricultural Method Statement and Tree Protection Plan 
• Provision of Fire Hydrants to be agreed 
• Concurrent with Reserved Matters - Waste Strategy 
• Acoustic glazing specification 
• No burning of waste during clearance of site or construction 
• Sustainability/Renewable as appropriate 
• Ecology (in accordance with recommendations of Ecology Report) 

 
(3) That, in the event of the Planning Obligation referred to in Resolution (1) above 

not being secured, the Professional Lead - Growth & Sustainable Planning be 
authorised to refuse planning permission, for reason(s) including: 

 
• Failure to provide the requirements listed in (1), above contrary to Policy 

H4 of the Mid Suffolk Local Plan Alteration 2006 policy  
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Committee Report     

 

Committee Date: 22 February 2017 

  

Item No: 2 Reference: 2112/16 
Case Officer: DYJO 

    

 

Description of Development: Erection of 49 dwellings (including 17 

affordable dwellings) and construction of new access. 

Location: Land on east side of Green Road, Woolpit 

Parish: Woolpit  
 

Ward: Woolpit  

Ward Member/s: Cllr Jane Storey 

  

Site Area: 2.33 

Conservation Area: Site is not within the Conservation Area, but off site highway works could 

potentially affect the Conservation Area. 

 

Listed Building: AII 

Received: 05/05/2016  

Expiry Date: 03/03/2017 

 

 

Application Type: Full 

Development Type: DWL 

Environmental Impact Assessment: Not required 

 

Applicant:  Landex Ltd 

Agent: Artisan PPS Ltd 

 

DOCUMENTS SUBMITTED FOR CONSIDERATION 

 

LISTING OF APPROVED PLANS & DOCUMENTS 
 
The development hereby permitted shall be carried out in accordance with the following 
approved documents or such other drawings/documents as may be approved by the Local 
Planning Authority in writing pursuant to other conditions of this [permission/consent]; or such 
drawings/documents as may subsequently be approved in writing by the Local Planning 
Authority as a non-material amendment following an application in that regard: 
 
Defined Red Line Plan: 
 
The defined Red Line Plan for this application is Drawing PA33 received on the 5th May 
2016.  This drawing is the red line plan that shall be referred to as the defined application 
site.  Any other drawings approved or refused that may show any alternative red line plan 
separately or as part of any other submitted document have not been accepted on the basis of 
defining the application site.   
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Approved Plans and Documents:  
  
Drawing number PA01 - Proposed house and garage type received on the 5th May 2016 
Drawing number PA04 Rev A - Proposed house type received on the 5th May 2016 
Drawing number PA05 - Proposed house type received on the 5th May 2016 
Drawing number PA06 - Proposed house type received on the 5th May 2016 
Drawing number PA07 - Proposed house type received on the 5th May 2016 
Drawing number PA08 - Proposed house type received on the 5th May 2016 
Drawing number PA09 Rev A - Proposed house type received on the 5th May 2016 
Drawing number PA10 Rev A - Proposed garage received on the 5th May 2016 
Drawing number PA12 REV A - Proposed house type received on the 5th May 2016 
Drawing number PA13 - Proposed house type received on the 5th May 2016 
Drawing number PA14 - Proposed house type received on the 5th May 2016 
Drawing number PA15 - Proposed house type received on the 5th May 2016 
Drawing number PA16 - Proposed house type received on the 5th May 2016 
Drawing number PA17 - Proposed house type received on the 5th May 2016 
Drawing number PA18 rev A - Proposed cartlodge received on the 5th May 2016 
Drawing number PA19 - Proposed house type received on the 5th May 2016 
Drawing number PA20 - Proposed house type received on the 5th May 2016 
Drawing number PA21 - Proposed house type received on the 5th May 2016 
Drawing number PA22 - Proposed house type received on the 5th May 2016 
Drawing number PA23 - Proposed house type received on the 5th May 2016 
Drawing number PA24 - Proposed house type received on the 5th May 2016 
Drawing number PA28 - Proposed plot floor plan received on the 23rd January 2017 
Drawing number PA31 Rev G - Amended site /block plan received on 23rd January 2017 
Drawing number PA32 Rev C - Boundary and street scene plans received on the 23rd January 
2017 
Drawing number PA34 - Typical elevations for the site received on the 5th May 2016 
Drawing number PA35 Rev A - Typical elevations for the site received on the 5th May 2016 
Drawing number 112/2015/01 - Off site highway improvement works received on 22nd 
November 2016 
Design and Access Statement received on the 5th May 2016 
Drainage report received on the 5th May 2016 
Flood Risk Assessment received on 5th May 2016 
Archaeology report received on 5th May 2016 
Contamination report received on the 5th May 2016 
Ecology report received on 5th May 2016 
Amended transport assessment received on the 31st May 2016 
 

The application, plans and documents submitted by the Applicant can be viewed online at:  

http://planningpages.midsuffolk.gov.uk/online-applications/simpleSearchResults.do;jsessioni

d=51FD5D76BFC3689778F686A9AF7F1BC5?action=firstPage   

Alternatively, a copy is available to view at the Mid Suffolk and Babergh District Council 

Offices. 

 

SUMMARY 

 

1. The proposal has been assessed with regard to adopted development plan policies, 

the National Planning Policy Framework and all other material considerations. Woolpit 

is a key service area and one of the more sustainable areas available to grow and take 

on the significant housing need the District has to address. The scheme is contrary to 

the adopted Mid Suffolk Core Strategy; however, the Council cannot demonstrate a 5 

year supply of housing and the scheme falls to be considered under paragraph 14 of 

the NPPF where the adverse impacts of the scheme have to be balanced against the 
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benefits of the scheme to demonstrate that it constitutes sustainable development. 

Officers are recommending approval of this application as it is considered to be 

sustainable development as the significant public benefits that the scheme will deliver 

(contributions towards education, affordable housing and library facilities amongst 

others) are considered to outweigh the negative aspects of the proposal. 

 
 

PART ONE – REASON FOR REFERENCE TO COMMITTEE 
 

 
The application is referred to committee for the following reason/s: 
 

- it is a “Major” application for a residential land allocation for 15 dwellings or 
over; 

 
- the application is considered to be of a controversial nature having regard to 

the planning reasoning expressed by the Parish Council / the extent and 
planning substance of comments received from third parties and the location, 
scale and nature of the application. 

 
The Monitoring Officer has reviewed the application file and is satisfied that the 
application has been processed properly and correctly in accordance with all 
established procedures and requirements. 

 
 
 

PART TWO – APPLICATION BACKGROUND  
 

 

This section details history, policies, advice provided, other legalisation and events that form 

the background in terms of both material considerations and procedural background.     

 

History 

 

2. There is no planning history relevant to the application site that is an agricultural field. 

 

Details of Previous Committee / Resolutions 

 

3. None 

 

Details of Member site visit  

 

4. None 

 

Details of any Pre Application Advice 

 

5. Pre application advice has been given in respect of this application highlighting 

transport and landscape matters as issues to be carefully examined.  Your planning 

officers were not involved with any wider engagement with Suffolk County Council or 

other external organisations in respect of this application 
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PART THREE – ASSESSMENT OF APPLICATION  
 

 
 
Consultations 
 
6.  
Woolpit Parish Council  
 
1. Traffic in Green Road - The narrow section of Green Road (just to the north of the 
junction with Drinkstone Road to past the junction with Mill Lane) will be required to take an 
unacceptable level of traffic. The road is narrow and dangerous at this point and is 
effectively one-way only unless passing vehicles mount the footpath, which is what occurs 
now, creating a dangerous point on the road. An increase in traffic at this narrow position, 
as will result from the proposal, is totally unacceptable. 76% of correspondents making 
comments to the Parish Council raised this issue. 
 
The proposed highway changes at this pinch point in the road are unacceptable as they will 
worsen the current traffic problems and create delays and hazards particularly with the 
lorries, buses, emergency vehicles and large agricultural vehicles which pass through this 
section of road with listed buildings next to the highway.  Such a scheme is totally 
inappropriate in a Conservation Area.  The scheme is contrary to policies GP1, H7, H15, 
T3, T10, cor5, cor6, csfr-fc1, csfr-fc1.1, NPPF. 
 
2. Parking in the village centre - The proposed changes to parking are unacceptable.  
They will lead to a reduction of parking spaces in an area which is very often full and affect 
trade at shops and businesses.  The proposed kerb arrangements will make parking in the 
area more difficult and residents will have problems with deliveries.  Woolpit is a busy 
village which has a shortage of parking already.  With additional houses already approved 
elsewhere in the village increasing parking pressure, the last thing Woolpit needs is a 
reduction in on-street parking. 
 
The road markings associated with the parking plan would be totally out of keeping in the 
Conservation Area. The scheme is contrary to policies HB1, HB8, HB12, H16, cor5, cor6, 
NPPF, csfr –fc1, csfr-fc1.1.  
 
3. Traffic in the Conservation Area and impact on listed buildings - Increased traffic from the 
development will result in even more congestion in The Street, a road which is at the heart 
of the conservation area and contains many listed buildings which will be harmed by the 
additional traffic.  The Street is already frequently blocked by commercial vehicles, buses, 
through traffic and shoppers’ cars, and is unable to accept the additional vehicles this 
proposal will create.  
The adverse impacts on the character and setting of historic buildings and highway safety 
do not constitute sustainable development and it is not considered that any benefit to 
housing provision would outweigh the harmful impacts described.  The scheme is contrary 
to policies HB1, HB8, GP1, H15, H16, T10, cor5, cor6, csfr-fc1, csfr-fc1.1, NPPF. 
 
4. Wildlife Habitats - Insufficient study has been made of wildlife habitat and the loss that 
will result. The ecological report states that there is no pond on site whereas in fact a linear 
pond runs along the edge of the site next to Green Road. This has produced frog spawn in 
the past and could be a habitat for newts. Skylarks have recently been seen over the site 
but no reference is made to this in the survey. Only blackbirds and pigeons were reported 
as being on site whereas the boundary hedges during the nesting season contain birds of 
many species. A colony of Pipistrelle bats has recently been identified in the roof of Priory 
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Cottage (a Listed Building) which is in Green Road opposite the site. Consideration needs 
to be given to the effect of the development on the bat population. A more detailed 
ecological survey is required. The scheme is contrary to policy CL8 and cor5. 
 
5. Access from the Site into Green Road - The positioning of the proposed new road access 
from Green Road into the site is unsuitable.  Green Road has high recorded speeds of 
traffic, the junction is on a dangerous bend and the vehicular access and exit to Priory 
Cottage will be made hazardous.  If the application is approved, the junction needs to be 
reinstated to the position proposed in the original application and improvements carried out 
to Green Road as required in the SCC Highways consultee report of 30 June 2016. An 
emergency exit from the site also needs to be considered. The scheme is contrary to 
policies GP1, cor5, NPPF, csfcr-fc1 and csfr-fc1.1.  
 
6. Loss of valuable agricultural land - There would be a loss of valuable agricultural land. 
The site is outside the existing settlement boundary and this development would be an 
encroachment of the village on the hamlet at Woolpit Green. Contrary to policies H7, CL11 
and cor5. 
 
7. Traffic survey figures quoted by the applicant are surprising and hard to believe. Woolpit 
Parish Council invites MSDC to examine these in detail. 
 
8. In its Planning Statement, Artisan says that ‘it is considered that there is support locally 
for the proposed development and that the full extent of it will become clear during the 
application’s formal determination’. The applicant does not have significant support locally. 
The comments made to the Parish Council by residents, with 34 letters objecting to the 
proposal and two supporting, show this to be the case. 107 residents attended the Parish 
Council meeting to discuss the original application in June and a further 81 for the revised 
application in December, with the overwhelming majority voicing their objections and 
concerns. 
 
9. Woolpit Parish Council is concerned at the potential rate at which this and other possible 
developments could produce new housing in the village. The general infrastructure of 
Woolpit requires time to evolve and absorb new residents at a reasonable speed as 
development takes place. There is unease that new developments will result in Woolpit 
losing its ‘village feel’ and for it to become ‘a town’.  This application should not be 
considered in isolation but as one of several at the application or pre-application stage 
which together could add some 700 homes to the existing 900 in Woolpit. 
 
10. Woolpit has a Neighbourhood Plan under preparation and it is becoming very apparent 
that residents consider that any development should take place on sites on the northern 
side of the village, enabling traffic to access the A14 without traversing the centre of our 
medieval village. Woolpit Parish Council believes MSDC should consider the information 
coming from the evolving Neighbourhood Plan before determining this application. 
 
11. There is no doubt development pressure exists on nearby villages in the A14 corridor. 
MSDC should look at the needs of the wider area and spread new housing so as not to put 
excessive pressure on any particular village which might appeal to developers. 
 
12. MSDC should take into account the recent East Bergholt High Court judgement which 
determined that the District Council should consider the housing needs of the core village 
and its local environs rather than the needs of the district as a whole. 
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Suffolk Constabulary - Police Architectural Liaison 
 
Object to the scheme on the following grounds: 
 

 Raises concerns in terms of safety that the public open space area including the 
children's play area is to be sited close to an electricity substation; 

 The play area is also to be sited too close to a public highway which also raises safety 
issues. 

 The play area is lacking in natural surveillance as the houses that surround it do not 
directly face onto it. 

 The footpath to the south and the east of the site needs to be illuminated to ensure that 
it does not provide criminal opportunities.  

 
MSDC - Environmental Health - Land Contamination  
 
No objection 
 
MSDC - Waste Manager (Summary) 
 
I have no objection to the planned proposal, consideration for bin presentation points are 
clear and straightforward for the dustcart to access. 
 
Anglian Water (Summary) 
 
Confirms sewerage system at present has available capacity. They have requested that an 
informative be included on any planning permission that may be granted for the site 
bringing to the attention of the applicant that Anglian Water has assets in the locality which 
need to be considered in relation to this scheme.    
 
The surface water strategy/flood risk assessment submitted with the planning application 
relevant to Anglian Water is unacceptable. No evidence has been provided that the surface 
water hierarchy as detailed in building regulations part H has been followed such as 
infiltration test results and investigations in out discharging at a watercourse. We would 
therefore recommend that the applicant needs to consult with Anglian Water and the Lead 
Local Flood Authority (LLFA). 
 
Accordingly recommends a condition that surface water drainage details shall be agreed.   
 
Natural England  
 
No comment 
 
Suffolk Wildlife Trust 
 
Raise concerns that the access point into the site may impact on any species which may 
inhabit the ditch that lies to the top of the western boundary of the site with Green Road and 
will result in the loss of part of the hedging and trees in this location which will provide 
habitat for birds. Ask if the access point can be moved elsewhere. 
 
Also raise concerns that the hedging and trees on the western and eastern border of the 
site could be incorporated into the gardens of the dwellings and could be mismanaged by 
the new owners to the detriment of the bats that have been identified as currently living in 
this location. 
 
They also raise concerns that suitable nesting locations for Skylarks will be lost as part of 
this application and that suitable compensation will be required.  
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MSDC - Tree Officer   
 
No objection 
 
MSDC Heritage Officer 
 
Has reviewed the scheme and considers that the proposal will cause less than substantial 
harm to the setting of the listed buildings that are adjacent to the site. In terms of the 
highway mitigation works to the conservation area the Council’s Heritage Officer considers 
that the impact of the works on the setting of the conservation area will be low and that the 
harm can be considered to be less than substantial harm.  
 
Fire Service - County Fire Officer  
 
Recommends a condition for the installation of fire hydrants 
 
MSDC - Strategic Housing (Summary) 
 
This is a development proposal for 50 residential dwellings and triggers an affordable 
housing provision requirement of 35% under altered policy H4 of the Mid Suffolk Local Plan 
(on development proposals of 5 units and over outside of Stowmarket and Needham 
Market) equating to 17 affordable housing units. It is noted that this application proposes 18 
AH units which is welcomed. 
 
The Council’s Choice Based Lettings system currently has circa 1039 applicants registered 
for housing in Mid Suffolk, as at May 16.   31 applicants were registered as seeking 
accommodation in Woolpit, with 18 of those identified as having a local connection.  
 
This site is a S106 planning obligation site therefore affordable housing will be to meet 
district wide need hence the 1039 applicants registered is important in this case. 
 
Based upon the housing needs and choice based lettings information above the following 
mix is recommended: 
Affordable Rent Tenancy: 
6 x 1 bed flats @ 50sqm 
6 x 2 bed 4p house @ 79sqm 
1 x 3 bed 5p house @ 93sqm 
 
Shared Ownership: 
3 x 2 bed 4p house @ 79sqm 
2 x 3 bed 5p house @ 93sqm 
 
The scheme has been amended by the applicant so that the dwellings proposed meet the 
specific requirements of the Council's Strategic Housing Team. 
 
NHS/Primary Care Trust (Summary) 
 
The proposed development is likely to have an impact on the services of 1 GP practice 
operating within the vicinity of the application site. The GP practice does not have capacity 
for the additional growth resulting from this development. 
 
The development would have an impact on primary healthcare provision in the area and its 
implications, if unmitigated, would be unsustainable. The proposed development must 
therefore, in order to be considered under the ‘presumption in favour of sustainable 
development’ advocated in the National Planning Policy Framework, provide appropriate 
levels of mitigation  
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A developer contribution will be required to mitigate the impacts of this proposal. NHS 
England calculates the level of contribution required, in this instance to be £16,460.  This 
would potentially be part of a CIL bid by NHS for the Council's Infrastructure Team to 
consider. 
 
SCC - Obligations Manager (Summary) 
 
The local catchment schools are Woolpit Primary Academy and Thurston Community 
College. There is sufficient capacity at the local catchment primary school to accommodate 
the demand arising from this development; however, funding is required for all 10 
secondary school places arising from this development, at a total cost of £186,654.00.  
Suffolk County Council will bid for CIL funding to provide for these additional places. 
 
Therefore no contribution is required for Early Years for this development as in this area 
there is one provider with 24 places available.  
 
In terms of public transport, a financial contribution will be required for the extension of 
footway down Green Road to provide a suitable walking route to the existing Post Office 
bus stops. Funding will also be required for improving these bus stops with raised kerbs. 
This will be at a total cost of £5,000. 
 
On the basis of an average of 2.4 persons per dwelling, the capital contribution towards the 
development of library services arising from this scheme is £10,800. This would be spent at 
the local catchment library in Stowmarket (Milton Road) and allows for improvements and 
enhancements to be made to library services and facilities.  
 
Strategic waste disposal is dealt with by the County Council, which includes disposal of 
household waste and recycling centres.  For this development that would be a capital 
contribution of £2,550.  
 
The total contribution for the above matters would be £205,004.00 and would potentially be 
part of a CIL bid by the Suffolk County Council for the Council's Infrastructure Team to 
consider.    
 
SCC Senior Landscape Officer (On Behalf of MSDC) (Summary) 
 
Although the site is adjacent to the existing built environment it will create a new built 
boundary with the surrounding countryside. It is also notable that development of the site 
will create a new ‘gateway’ to the village of Woolpit. Therefore the creation of robust 
boundary planting and relation of existing vegetation, where it exists, are important to 
integrate the development into the wider landscape. 
 
The indicative scheme of landscaping appears, in general, to be appropriate.  I note that 
applicant has identified the southern boundary as broadly in line with the former location of 
an historic field and proposes to reinstate this to provide landscape, ecological and access 
benefits. 
 
This approach is very welcome subject to an appropriate and effective scheme of 
management for this area, which will be outside the domestic curtilage of any dwellings.  I 
also note that planting is proposed as part of the SUDs design within the development.  
This is very welcome, as modified tree pits with cell systems can be an effective part of the 
SuDs train.  The details however are matters for the relevant consultees.  Given the 
importance of this strategic planting to the design of the scheme, I suggest final details are 
secured by a separate condition from that for the plot planting.     
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Recommends that the proposal is acceptable in landscape terms subject to conditions. 
 
Flood and water management (Summary) 
 
SCC Position: SCC have reviewed the FRA by GH Bullard (ref 112/2015/FRA and dated 
April 2016) and subsequent documents including the GI Report by Notts Group.  Overall 
the proposed surface water system is acceptable to SCC however we require further 
information before approval can be granted. 
 
Officer Note: SCC has not objected to the scheme and it is considered on this basis there is 
not sufficient cause to warrant a refusal subject to the addition information being secured 
via condition.   
 
SCC Highways 
 
Highways conditions in relation to the site are recommended and improvements to Green 
Lane as shown on plan are sought to be secured. 
 
Representations 
 
7.  This is a summary of the representations received. 
 
Objections to the Original proposal 
 
Highway matters 
- Would increase traffic congestion in the area and would be detrimental to highway safety 
(areas including north end of Green Road/Mill Lane, junction in centre of village, new access 
itself to Green Lane). 
- Green Road not capable to take development as its a small country lane. 
- Narrow lanes unsuitable, references make to various pinch points. 
- Fails to include Woolpit Green and Monkey Puzzle House area in transport assessment.    
- Notes Elmswell railway station in cycling distance, but assessment fails to note A14 junction 
in between.   
- Should be more than one access road. 
- Should have direct vehicular access to Steeles Close and Road to better disperse traffic. 
- Limited bus service. 
- Need double yellow lines in village centre to ensure flow of traffic. 
 
Heritage matters 
- Fails to maintain character and setting of the Conservation Area (views towards and 
increased traffic within). 
- Adversely affects Listed Building Priory Cottage (affects rural setting). 
- Adversely affects setting of historic Vine Cottage (not listed). 
- Increased traffic would have detrimental impact on setting, appearance and character of 
Listed Buildings and Conservation Area. 
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Biodiversity issues 
- Adverse impact on wildlife (notes skylarks and others not found by assessment, but 
residents’ state they are there). 
- Loss of wildlife pond (linear dry ditch that fills at various points during a year). 
 
Character and appearance 
- Negative affect on village and hamlet distinctiveness (extending towards Woolpit Green). 
- Cramped urban style development. 
- Scale and density inappropriate. 
- Loss of agricultural land. 
- Development on rising land would have overbearing impact and harmful landscape impact. 
 
Local facilities 
- Lack of open public recreational space within the development and notes policy 
consideration for on-site provision. 
- No job creation, just residential. 
- Significant impact on school and health centre which will not be able to cope.  
- Affordable housing welcome, but unlikely to be type needed by village. 
 
Environmental (including impact on amenities) 
- Light pollution and water run problems likely. 
- Overlooking by new housing onto properties in Green Road, Steeles Close and Road.  
- Concern at how site can be developed in terms of construction traffic, routing without 
damage.   
 
Other issues 
- Makes Woolpit a town and not village, it will increase too much in size. 
- Contrary to policies H3, HB1, CS2, CS5 and NPPF. 
- Site is least suitable option to develop for housing in Woolpit. 
- Need for new villages and not ruining old ones. 
- Woolpit's ability to absorb the development should be understood.   
 
Support for the Original Proposal  
- Would support as might be able to afford to return to village. 
- Need for younger generation and families in the village. 
- Support for homes that may be available for employees of Woolpit Business park. 
 
Objections to the original amended plans:- 
 
- Support reduction of housing, but other objections remain. 
- Highway proposals underline severe traffic and highway safety issues. 
- Highways improvements would result in loss of parking and further highway issues. 
- Highway improvements would be detrimental to Conservation Area.   
- Repeat of comments for original scheme. 
- Play area proposed compromised by sub-station and not supervised enough. 
- Support for some development in Woolpit, not this site.   
- Consider reports submitted to be inadequate.   
- Local plan is not out of date.   
- Alternative sites being proposed should be considered first.    
 - Should be no more than ten units.   
 - Loss of views.       
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Objections to the 23rd January 2017 amended plans 
 
- Four additional letters have been received but none of these raise any specific issues to the 
changes suggested in the amended plans and only reconfirm their original objections to the 
scheme. 
 
 
The Site and Surroundings 
 
8.
  

The site is located to the south side of Woolpit.  Woolpit is a designated as a Key Service 
Area within the Core Strategy.  The site itself has no designations within the Development 
Plan and lies outside the defined settlement boundary.  
 
The site is an open agricultural field that is classified as part 2, part 3a and part 3b under 
the agricultural land classification system. 
 
South Boundary: This is an open boundary with the continuation of the field beyond.  
Looking at old maps this proposed boundary is located very closely to what was once a 
field boundary and is clearly shown on maps of 1884.  This historic boundary disappears 
in maps around 1975, but when it was removed is not known.   
 
East Boundary: A straight line boundary of trees/hedge beyond which is residential 
properties, some recent in respect of a recent expansion of adjacent residential 
development southward.  Between the site and existing development is a public footpath 
running along the length of the site linking Steeles Road across fields, pass 'The Grange' 
(Listed Building) and reaching the Hamlet of Woolpit Green.   
 
North Boundary: Essentially this boundary involves three elements.  Located to the 
eastern end the boundary forms a garden boundary of mature trees and hedge to the rear 
gardens of No 94 and 96 Steeles Road.  The middle section of the northern boundary is 
again hedgerow and trees, but serves to landscape Steeles Road itself.  It is at this point 
potentially a pedestrian link between the development and Steeles Road could be created.  
Finally towards the western end of the north boundary it forms part of the curtilage 
boundary for Vine Cottage fronting Green Road. 
 
West Boundary: This boundary fronts Green Road and would be the location for the main 
vehicular access.  For the most part this is enclosed by mature trees and hedgerow.  A 
drainage ditch also runs along this boundary almost for the full extent of the site.  Green 
Road is a main road, but not very wide and twists and turns.  It has no footpaths along the 
part that would serve the boundary of the site.  The footpath starts in front of Vine Cottage 
adjacent to the north west corner of the site.  On the opposite side of Green Road at the 
north west end of the site is Priory Cottage, a 1 1/2 storey Listed cottage within a generous 
plot.  Priory Cottage stands as currently as the first dwelling as you approach the village 
using Green Road.  Opposite the site to the west and southwest the fields are very open.    
 
Woolpit Green and 'The Grange' (Listed) lie southwards beyond Woolpit and the site. They 
are however linked to Woolpit by virtue of the fact that you follow Green Road to reach 
them. The footpath from Woolpit adjacent and to the east of the site also provides a 
connection to both 'The Grange' and Woolpit Green.    

 
 
The Proposal 
 
9. Please note details of the proposed development including plans and application 

documents can be found online. 
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 This is a full planning application for the erection of 49 dwellings of which, 17 are 
affordable properties (35%). The dwellings are broken down as follows:  3 no. 1 
bedroom ground floor flats; 3 no. first floor flats; 5 no two bedroom bungalows; 6 no. 
three bedroom bungalows; 11 no two bed houses (which are all affordable properties); 
16 no. 3 bedroom houses and 5 no. four bedroom houses. Vehicular access into the 
site will be from Green Road via a new access point which has been relocated by the 
applicant from its originally proposed location to the northern end of the site.  
Pedestrian access will be provided from the estate roads to the public footpath to the 
east and also onto Green Road via access points in the most northern and southern 
part of the site. These access ways form a landscaped path that runs along the edge of 
Green Road in a north/south orientation and then link into a greenway that runs 
west/east at the most southern part of the site. This then provides a link into the 
existing public footpath that runs to the eastern of the site. 

 
The houses on the southern part of the site are laid out in a north/south orientation with 
the exception of three which face onto Green Lane in an east/west orientation.  The 
reminder of the houses are proposed to be sited in four separate rectangular blocks 
within the site to provide an attractive public environment whilst also facilitating links 
into the village. A further link is provided off the estate road between plots 24 and 48 
onto Steeles Road to provide more direct pedestrian access into and out of the site. 
The applicant has amended the layout of the site in early January 2017 to meet the 
affordable housing specification of the Council’s Affordable Housing Officer and he has 
also re-orientated the houses facing the open space area so that natural surveillance 
of this area will occur to help prevent the occurrence of crime and antisocial behaviour. 

 
NATIONAL PLANNING POLICY FRAMEWORK 
 
10. The National Planning Policy Framework (NPPF) contains the Government's planning 

policies for England and sets out how these are expected to be applied.  Planning law 
continues to require that applications for planning permission are determined in 
accordance with the Development Plan unless material considerations indicate 
otherwise.  The policies contained within the NPPF are a material consideration and 
should be taken into account for decision-making purposes.   

 
 The following parts of the NPPF are considered to be applicable to this scheme: 
 

Para 6: Achieving sustainable development  
Para 7: Three dimensions to sustainable development  
Para 11 – 15: The presumption in favour of sustainable development  
Para 17: Core planning principles  
Para 32 and 34: Transport movements  
Para 47: Delivering a wide choice of high quality homes (including the need to have a 5 
year deliverable supply of housing)  
Para 49: All housing proposals should be considered in the context of the presumption 
in favour of sustainable development.  
Paragraph 55: To promote sustainable development in rural areas. 
Para 56 & 60: Requiring good design  
Para 64: Development of poor design must not be supported.  
Para 69: Promoting healthy communities  
Para 70: Delivery of social, recreational and cultural facilities that the community 
needs. 
Para 72: Provision of school places. 
Para 73: Access to high quality open space.  
Para 75: Protection and enhancement of public rights of way. 
Para 100: Development and flood risk  
Para 103: Development and increasing flood risk elsewhere  
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Para 109: Planning system should contribute to and enhance the natural and local 
environment.  
Para 112 & 117–119: Development affecting protected wildlife   
Para 123: Planning and noise. 
Para 125: Planning and darker skies. 
Para 128 & 129: Describing the significance of a designated heritage asset. 
Para 131: Determining planning applications that affect heritage assets. 
Para 132: Significance of heritage assets. 
Para 134: Development and less than substantial harm 
Para 186: Approaching decision taking in a positive way. 
Para 187: Local Planning Authorities should find solutions rather than problems in 
decision taking. 
Para 196: Plan led planning system. 
Para 197: Assessing and determining application applying the presumption in favour of 
sustainable development.  
P203 -206 – Planning conditions and obligations. 
Para 211 - 212: Using development plans and the NPPF in decision making.  
Para 214 – 215: The weight attached to development plan policies having regards to 
their consistency with the NPPF.  
Para 216 – Weight given to policies in emerging plans 

 
 
CORE STRATEGY 
 
11. Core Strategy Focused Review 
 FC1 – Presumption in favour of sustainable development. 
 FC1.1 – Mid Suffolk’s approach to delivering sustainable development 
 FC2 – Provision and distribution of housing. 
 
 Core Strategy 
 
 CS1 – Settlement hierarchy 
 CS2 – Development in the countryside & countryside villages 
 CS4 – Adapting to climate change. 
 CS5 – Mid Suffolk’s environment 
 CS6 – Services and infrastructure 
 CS9 – Density and mix 
 
 
NEIGHBOURHOOD PLAN / SUPPLEMENTARY PLANNING DOCUMENTS /AREA 
ACTION PLAN 
 
12. A Neighbourhood Plan designation was conferred on 4th May 2016 and covers the 

Parish of Woolpit.  At the time of the consideration of this proposal there are no 
policies associated with the plan and the comments made by the parish about giving its 
evidence base weight is noted. However, having regards to the contents of paragraph 
216 of the NPPF it is considered that given the early stage of plan preparation that little 
material weight can be given to the Neighbourhood Plan.  Usually Neighbourhood 
Plans are given greater weight where they have received their examination or have 
been through the local referendum which is not the case in this instance. 
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SAVED POLICIES IN THE LOCAL PLAN 
 
13. GP1 – Design and layout of new developments 

HB1 – Protection of historic buildings 
HB13 – Protecting ancient monuments 

 HB14 – Ensuring that Archaeological remains are not destroyed 
 H3 – Housing developments in villages 
 H13 – Design and layout of development 
 H15 – Development to reflect local characteristics. 

H16 – Protecting existing residential amenity  
H17 – Keeping new development away from pollution 

 CL8 – Protecting wildlife 
 CL11 – Retaining high quality agricultural land 
 T9 – Parking standards 

T10 – Highway consideration in developments 
 RT4 – Amenity open space and play areas within residential development 
 RT12 – Footpaths and bridleways 
 SB3 – Retaining visually import landscapes 
 
Main Considerations 
 
14. From an assessment of relevant planning policy and guidance, representations 

received, the planning designations and other material issues the main planning 
considerations considered relevant to this case are set out including the reason/s for 
the decision, any alternative options considered and rejected.  Where a decision is 
taken under a specific express authorisation, the names of any Member of the Council 
or local government body who has declared a conflict of interest are recorded. 

 
15. The following are identified as the main considerations in assessing this application: 
 
The Principle Of Development 
 
16. At this time Mid Suffolk does not have a five year Housing Land Supply.  The most 

recent published figures have demonstrated that there is a 3.3 year supply of Housing 
Land within the district.  Relevant to this is Paragraph 49 of the National Planning 
Policy Framework (NPPF) which states; 

 
"Relevant policies for the supply of housing should not be considered up-to-date if the 
local planning authority cannot demonstrate a five-year supply of deliverable housing 
sites."  (para. 49) 

 
 Paragraph 14 of the NPPF reads, 
 

“where the development plan is absent, silent or relevant policies are out of date, 
granting permission unless 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; or specific policies in this Framework indicate 
development should be restricted"  

 
The NPPF nevertheless requires that development be sustainable and that adverse 
impacts do not outweigh the benefits.  The NPPF (paragraph 7) defines three 
dimensions to sustainable development - the economic role, social role and 
environmental role.  These roles should not be considered in isolation.  Paragraph 8 
of the NPPF identifies that environmental, social and economic gains should be sought 
jointly.  Therefore the Core Strategy Focus Review 2012 (post NPPF) policy FC1 and 
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FC1.1 seeks to secure development that improves the economic, social and 
environmental conditions in the area and proposal must conserve and enhance local 
character.  Paragraph 55 of the NPPF sets out that to promote sustainable 
development in rural areas, housing should be located where it will enhance or 
maintain the vitality of rural communities.  The proposal therefore must be determined 
with regard to sustainable development as defined by the NPPF. 

 
The NPPF also provides (para 187) that “Local planning authorities should look for 
solutions rather than problems, and decision-takers at every level should seek to 
approve applications for sustainable development where possible.  Local planning 
authorities should work proactively with applicants to secure developments that 
improve the economic, social and environmental conditions of the area.” 

 
Objections to the scheme have been received stating that the Local Plan is not out of 
date and that the Council should give its housing delivery policies significant weight. 
However, it is clear on reviewing the guidance in the NPPF that housing delivery 
policies CS1 and CS2 of the core strategy should not be considered to be up-to- date 
along with policies such as H7 of the Local Plan.  On this basis residential 
development on the site should be considered on its own merits in accord with 
principles of sustainable development and improvements that can be achieved for the 
area in line with the guidance in the NPPF. 

 
 
Sustainability Assessment of Proposal 
 
17. Paragraph 7 of the NPPF states that there are three dimensions to sustainable 

development: economic, social and environmental.  
 

Paragraph 14 of the NPPF refers to a presumption in favour of sustainable 
development, which should be seen as a golden thread running through both 
plan-making and decision-taking. For decision making, the NPPF states that this 
means approving development proposals that accord with the development plan 
without delay and where the development plan is absent, silent or relevant policies are 
out-of-date, granting permission unless any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against the 
policies in the NPPF taken as a whole; or specific policies in the NPPF indicate that 
development should be restricted.  

 
Policy FC1 of the Mid Suffolk District Core Strategy Focused Review states that it 
takes a positive approach to sustainable development and like in the NPPF, the 
Council will work proactively with developers to resolve issues that improve the 
economic, social and environmental conditions in the area. Related policy FC1.1 
makes it clear that for development to be considered sustainable it must be 
demonstrated against the principles of sustainable development. The policy goes on to 
say that proposals for development must conserve and enhance the local character of 
the different parts of the district and how it addresses the key issues of the district. 

 
The settlement of Woolpit offers a wide range of local services and local 
infrastructure. Woolpit has a primary school, a doctor’s surgery, shops and pubs 
and a business park together with a number of other local facilities which act as a 
service to the inhabitants of the village as well as providing employment 
opportunities. As part of this application, the applicant is proposing to put links in 
through from the site to Steeles Road to ensure that the residents have access to the 
local services listed above as well as to public transport to access services elsewhere. 
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In relation to paragraph 7 of the NPPF, the proposals would contribute to building a 
strong, responsive and competitive economy through the creation of construction and 
related jobs and the on-going contribution to the local economy from the creation of up 
to 175 additional households in the area. The proposals would also contribute towards 
providing the supply of housing required to meet the needs of present and future 
generations and by having the potential to create a high quality built environment, as 
well as contributions towards affordable housing and other social infrastructure (public 
open space, education and health care) through a CIL contribution, or where 
appropriate, a section 106 agreement.  

 
It must also be remembers that paragraph 49 of the NPPF makes it clear that housing 
applications should be considered in the context of sustainable development. The 
applicant is proposing up to 49 dwellings in this instance and they have confirmed that 
it is their intention if they get planning permission to commence with work on site as 
soon as possible following the granting of this full planning application. To speed this 
up, they have agreed to have a shorter period than is usual to commence with work on 
site (2 rather than 3 years) which helps to justify that as a developer, they are serious 
about delivering the houses and the necessary infrastructure on site which all 
contribute to the sustainability of the scheme. 

 
On balance, therefore, the proposals are considered to constitute sustainable 
development, having regard to the contents of policies FC1 and FC1.2 of the Adopted 
Core Strategy Focused Review and the contents of the NPPF. 

 
 
Site Access, Parking And Highway Safety Considerations 
 
18. The site is located to the south west of the village and as a consequence to reach the 

A14 junction north of the village will likely result in traffic going through the village retail 
and residential centre.  Alternative routes are available, but given the routing available 
and the nature of these routes it has been concluded that the additional traffic will 
result in a burden to the area.  Working with SCC Highways the applicant has 
designed a road improvement scheme to mitigate the burden of development and 
improve the road network in terms of safety. This includes the expansion of footpaths 
and introduction of a priority scheme to part of Green Road (please see the 
Conservation area part of this report for specific details of the works proposed).  In 
turn this will remove/discourage parking of cars that may obstruct the free flow of traffic 
and those that have previously illegally parked across junctions.  It is recognised that 
this will remove some on road parking provision for central area of the village and while 
this could have the potential to have an impact on retail trade, there is a balance in 
respect of additional households to improve the viability of retail uses as well as other 
facilities in the area.   

 
As part of the amended plans, the applicant has improved pedestrian connectivity 
throughout the site by providing a pedestrian link that runs west to east and also north 
to south through the site which link into Green Road, Steeles Road and also the 
existing public footpath that lies to the east of the site. This meets the requirements of 
part 32 of the NPPF which requires all schemes to provide safe and suitable access for 
all people. 

 
Woolpit Parish Council has objected to this scheme on the grounds that the proposal 
will significantly increase traffic levels at the junction of Green Road with Drinkstone 
Road and that the works proposed in the centre of the village to ease traffic flow will 
negatively impact on parking provision. They also comment that the access point into 
the site from Green Road as proposed in the amended plans is unacceptable and they 
question whether the traffic survey information as submitted is a reflection of reality. 
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Similar comments to those received from the parish council have also been received 
from the objectors to this scheme.  

 
SCC Highways has examined the traffic data provided and do not consider that the 
proposal will have a severe impact on the highway network as referred to in paragraph 
32 of the NPPF and agree that the impacts of the scheme can successfully be 
controlled by the imposition of planning conditions to provide the road improvements 
that the applicant has proposed. The Highways Authority have not raised any 
objections to the scheme in relation to highway safety and neither have they objected 
to the scheme on the grounds that car parking will be lost in the centre of the village or 
that the submitted transport and traffic date is inaccurate or unrealistic or that a second 
vehicular access point is needed into the site as raised by the Parish Council and the 
objectors. Matters in relation to the provision of traffic regulations in the centre of the 
village (e.g. yellow lines) to control parking is not a matter that can be considered 
under this planning application as these are matters that are controlled by Highway 
Legislation and not via the Planning Acts. 

 
 Having regards to the above, it is considered that the proposal complies with the 

requirements of paragraph 32 of the NPPF in that safe and suitable access for all 
people can be achieved and that improvements can be undertaken to the transport 
network that cost effectively limits the significant impacts of the development. 
Concerns by the objectors to the scheme in terms of the impact of construction traffic 
on the surrounding highways network can be controlled by the imposition of a suitable 
condition on any planning permission that may be granted. 

 
Design And Layout [Impact On Street Scene] 
 
19. Section 7 of the NPPF refers to design.  Specifically, paragraph 56 states that good 

design is a key aspect of sustainable development; it should contribute positively to 
making places better for people.  Decisions should aim to ensure that development 
will function well and add to the overall quality of the area, establish a strong sense of 
place, create attractive and comfortable places to live, work and visit, optimise the 
potential of the site to accommodate development, create and sustain an appropriate 
mix of uses and support local facilities and transport networks.  Furthermore it 
provides that development should respond to local character and history, and reflect 
the identity of local surroundings and materials, while not preventing or discouraging 
appropriate innovation.  The NPPF goes on to state it is "proper to seek to promote or 
reinforce local distinctiveness" (para 60) and permission should be "refused for 
development of poor design that fails to take the opportunities available for improving 
the character and quality of an area and the way it functions" (para 64).  In addition 
policy CS5 provides that "All development will maintain and enhance the environment, 
including the historic environment, and retain the local distinctiveness of the area” and 
echoes the provision of the NPPF. 

 
Objections have been received stating that the scale and density of the proposal is 
inappropriate and that it constitutes a cramped urban style development that would 
have a negative effect on the village of Woolpit and the hamlet of Woolpit Green. The 
Police have also objected to the scheme on the grounds that the layout does not 
provide adequate natural surveillance for the play area and that the footpath to the 
south and east could provide opportunities for crime and should be illuminated. 

 
The comment of the objectors are not shared as it is considered to constitute good 
design in line with the requirements of the NPPF and local policy CS5 as it proposes a 
form of development that reflects the character and appearance of the surrounding 
streetscape. The edges of the site on all elevations are to be planted with landscaping 
in the form of trees and hedging which will help to soften the built edge of the proposal, 
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and help to integrate it into the surrounding open countryside. Therefore, the 
comments of the Police in terms of illuminating the path is not agreed to as this would 
have a negative impact on the soft edge of the site and the surrounding dark open 
countryside. In terms of the design of the dwellings, it is considered that what is 
proposed is in keeping with the various styles and types of dwellings which exist in the 
surrounding area and the applicant has re-orientated the dwellings adjacent to the 
public open space area in his January 2017 amended plans so that they overlook it 
and provide natural surveillance to help prevent the occurrence of crime and 
anti-social behaviour. This has therefore overcome the Police’s objection to that 
aspect of the scheme. 

 
Having regards to the above, the proposal is considered to constitute good design and 
is in line with the requirements of the NPPF in section 7. 

 
 
Landscape Impact 
 
20. Paragraph 58 of the NPPF states that proposals should provide appropriate 

landscaping to ensure that they integrate well into the surrounding locality. This 
requirement is repeated in one of the requirements of policy H13 of the Mid Suffolk 
District Local Plan. It is proposed to retain the trees and hedging along the northern 
part of Green Road and supplant these with new hedging and trees from this point to 
the southern boundary. The applicant is proposing to reinstate the former field 
boundary to the southern part of the site which will include a mixture of trees and 
hedging and a landscaped greenway directly to the north of it which will form part of the 
pedestrian links throughout the site. The existing trees and hedging along the northern 
and eastern boundaries of the site are to be retained with some new planting proposed 
along the most southern part of the eastern boundary.  Within the site itself, trees and 
hedging are proposed between the dwellings and the public spaces to provide an 
attractive soft environment. 

 
Having regards to the requirements of policy H13 of the MSDC Local Plan and 
paragraph 58 of the NPPF, it is considered that the scheme provides substantial 
landscaping both within and on the boundaries of the site to ensure that it assimilates 
well into the rural edge of Woolpit and provides an attractive environment both for the 
new residents of the site and those living in the surrounding locality. 

 
 
Environmental Impacts – Flood Risk 
 
21. Paragraph 100 of the NPPF makes it clear that inappropriate development in areas of 

flood risk should be avoided by directing development away from areas of highest risk. 
The contents of policy CS4 of the Mid Suffolk Core Strategy is in line with the 
requirements of the NPPF in terms of flood risk and carries significant weight in the 
determination of this application. In terms of flooding from rivers, the site complies with 
local and national policy as it lies in a flood zone 1 area which is land at least risk of 
flooding.  
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Objections have been received in relation to the impact of the scheme on surface 
water drainage and flooding in the locality. Anglian Water and the County SuDs Team 
have been consulted on this proposal and both organisations have advised that they 
do not object to the scheme subject to the imposition of a condition requiring additional 
technical details relating to the submitted   drainage strategy. 

 
Having regards to the above, it is considered in terms of flood risk that the scheme can 
be made acceptable subject to the imposition of a suitably worded condition to meet 
the requirements of paragraph 100 of the NPPF and policy CS4 of the Mid Suffolk Core 
Strategy. 

 
 
Heritage Issues  - The Impact of Offsite Works On The Character And Appearance Of 
The Conservation Area  
 
22. Woolpit has a Conservation Area and an up to date appraisal.  This site itself is not 

within the Conservation Area or within sight of it.  However, the offsite road 
improvements between the junction of Drinkstone Road and where Green Road joins 
up with 'The Street' will affect the Conservation Area that covers the centre of Woolpit 
and objections to the scheme have been made on this ground.   

 
 For the sake of clarity, the offsite works involve the following: 
 

 Creation of a priority system by the use of a pavement which will reduce the 
highway running along Green Road on its eastern site from outside Jasmine 
Cottage up to the junction with Mill Lane. Signs and road markings will be in 
place to notify drivers of this change. 

 To the north of Mill Lane and into the point where the triangular centre of Green 
Road starts it is proposed to build out the footway to prevent cars parking 
dangerously on the junction point (which occurs currently). While line markings 
are to be extended directly opposite this point to emphasise the change. 

 Directly outside Palmers Bakery but on the opposite side of the road (adjacent 
to the triangular parcel of land that splits the road in two) and up to the junction 
point where Green Road joins up with 'The Street', parking bays are to be 
created. These will be demarked by hatched road markings. 

 When turning from 'The Street' into the short one way street part of Green Road 
(heading south) an overrun kerb area is to be provided either side of the 
junction to replace the current white line arrangement to prevent cars from 
parking on the junction edges. Parking bays are shown on either side of the 
one way street (in the same locations as existing). 

 
In relation to the impacts upon the Conservation Area, the changes outlined above are 
considered to be limited to the potential increase in the amount of vehicles and 
associated noise, pollution and disturbance in the locality, thereby affecting the 
appreciation of the Conservation Area, and a potential increase in people accessing 
the area. The Council’s Heritage Officer has been consulted on these changes and he 
has advised that the highway improvement works will cause less than substantial harm 
to the conservation area with the impact being low. In line with the guidance contained 
in paragraph 134 of the NPPF, it is considered that the public benefits of the proposal, 
including the delivery of housing, affordable housing and employment, outweigh any 
harm to the Conservation Area. 
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Heritage Issues - Impact On The Setting Of Neighbouring Listed Buildings 
 
23. Policy HB1 (Protection of Historic Buildings) places a high priority on the protection of 

the character and appearance of historic buildings, particularly the setting of Listed 
Buildings. 
 
In paragraph 17 of the NPPF it makes it clear that development should “conserve 
heritage assets in a manner appropriate to their significance, so that they can be 
enjoyed for their contribution to the quality of life of this and future generations”.  Para 
131 goes on to state that “In determining planning applications, local planning 
authorities should take account of; the desirability of sustaining and enhancing the 
significance of heritage assets and putting them to viable uses consistent with their 
conservation; the positive contribution that conservation of heritage assets can make 
to sustainable communities including their economic vitality; and the desirability of new 
development making a positive contribution to local character and distinctiveness.”  
Furthermore Para 132 states “When considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should 
be given to the asset’s conservation. The more important the asset, the greater the 
weight should be. Significance can be harmed or lost through alteration or destruction 
of the heritage asset or development within its setting. As heritage assets are 
irreplaceable, any harm or loss should require clear and convincing justification.” 

 
Objections have been received to this scheme on the basis that the proposal is harmful 
to the setting of listed buildings in the vicinity and other local buildings that the 
objectors consider to be historically important. 
 
Priory Cottage to the west and opposite the site is Grade II Listed. To the south of the 
site and beyond the site within open countryside, but within visual range is The Grange 
which is also Grade II Listed.  Priory Cottage is a rendered 1 1/2 storey cottage of a 
reasonable size on a large plot.  Mature planting surrounds the site, but it is more 
open in winter months.  Currently the Listed Building represents the gateway to 
Woolpit as the first building on the Green Road approach to the village.  It has a strong 
rural setting that will be affected by building development opposite.  However, the 
Listed Building maintains open fields to the south and west that will continue to frame 
the view of this building without influence of new development opposite given the route 
of the road.  Having regards to the contents of part 7 of the NPPF, it is not considered 
that the harm to the setting of Priory Cottage can be considered to be substantial as 
the cottage itself is not affected by the proposal. However, it is considered under the 
requirements of paragraph 134 of the NPPF that the harm to the setting of Priory 
Cottage as a Grade II Listed Building is considered to constitute less than substantial 
harm where the harm needs to be considered and weighed against the wider public 
benefits of the scheme.  
 
It is considered that as the Council does not have a 5 year supply of housing as 
required by paragraph 47 of the NPPF (the current supply is 3.3 years) that the 
proposal will help to contribute towards this deficit by providing 49 new dwellings. The 
scheme will also deliver 35% of the dwellings as affordable houses to help to meet the 
need in the locality and a further £205,004 in contributions which cover matters such 
as an improvement to: library facilities; waste facilities; bus stops; road improvements 
and secondary school places. It is considered in this situation, that the package of 
benefits that are to be provided to the wider community outweigh the harm to the 
setting of Priory Cottage. 

 
The Grange is over 250m to the south of the site.  Views from this building will be 
impacted by the development, but given the distance seen in context with the rear of 
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Woolpit and its built form the impact will be minimal. However, in line with the NPPF, 
the impact on 'The Grange' is considered to constitute less than substantial harm in 
line with the requirements of paragraph 134 and the package of wider benefits as 
outlined above would be considered to outweigh this harm. The same argument would 
be the case in relation to the impact on the other 'non designated heritage assets' in 
the village. 

 
In relation to the impacts upon the Listed Buildings within the centre of the village these 
are considered to be limited to the potential increase in the amount of vehicles and 
associated noise, pollution and disturbance in the locality, thereby affecting the 
appreciation of the Listed Buildings, and a potential increase in people accessing the 
area. In this regard, the proposal is considered to cause less than substantial harm, 
whereby the public benefits as outlined above would outweigh any harm that would 
occur to the settings of the Listed Buildings. 
 

 
Impact On Residential Amenity 
 
24. Policies within the adopted development plan require, inter alia, that development 

does not materially or detrimentally affect the amenities of the occupiers of 
neighbouring properties.  This requirement is emphasised in the NPPF Core Values 
in paragraph 17 where it states that all schemes should seek a good standard of 
amenity for all existing and future occupants of land and buildings.   

 
Objections have been received to this scheme on the basis that the dwellings as 
proposed will overlook the existing dwellings on Green Road and Steeles Road to the 
detriment of the living conditions of the occupiers. 

 
It is considered that this proposal does not give rise to any concerns of loss of 
neighbour amenity by reason of form, design, the distance between the dwellings and 
the substantial landscaping that is proposed along the periphery of the site and as 
such the proposal meets the relevant NPPF core value in paragraph 17. 

 
 
Biodiversity And Protected Species 
 
25. Regulation 9(5) of the Conservation of Habitats and Species Regulations 2010 

(Implemented 1st April 2010) provides that all "competent authorities" (public bodies) 
to "have regard to the Habitats Directive in the exercise of its functions.”  In order for a 
Local Planning Authority to comply with regulation 9(5) it must "engage" with the 
provisions of the Habitats Directive.  Woolley v Morge determined that in order to 
discharge its regulation 9(5) duty a Local Planning Authority must consider in relation 
to an application (full, outline or listed building) the following:- 

 
(i) whether any criminal offence under the 2010 Regulations against any European 
Protected Species is likely to be committed; and 

 
(ii) if one or more such offences are likely to be committed, whether the LPA can be 
satisfied that the three Habitats Directive ""derogation tests"" are met. Only if the LPA 
is satisfied that all three tests are met may planning permission be granted.  
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 These three tests are: 
 

1.  the development must be for one of the reasons listed in regulation 53(2) of the 
2010 Regulations.   As follows  

 
  (a) scientific or educational purposes; 
  (b) ringing or marking, or examining any ring or mark on, wild animals; 

(c) conserving wild animals or wild plants or introducing them to particular 
areas; 

  (d) protecting any zoological or botanical collection; 
(e) preserving public health or public safety or other imperative reasons of 
overriding public interest including those of a social or economic nature and 
beneficial consequences of primary importance for the environment; 

  (f) preventing the spread of disease; or 
(g) preventing serious damage to livestock, foodstuffs for livestock, crops, 
vegetables, fruit, growing timber or any other form of property or to fisheries. 

 
 2. there must be no satisfactory alternative, and 
 

3. favourable conservation status of the European Protected Species in their natural 
range must be maintained – this is the test that drives the need for the developer to 
provide replacement habitat. 

 
 Whilst a number of local residents and the Parish Council have objected to the scheme 

on biodiversity  grounds, and the Suffolk Wildlife Trust has raised concerns about the 
scheme, there are no recordings of protected species or their habitats in the immediate 
area. It is highly unlikely that any protected species would be found within this site as 
the land is farmland with the majority of the trees, hedges and the ditches which could 
potentially contain protected species still being retained along its periphery with the 
majority of them being outside the garden boundaries of the new dwellings. 
Furthermore, the substantial new planting that is proposed along the western and 
southern boundaries of the site will provide additional habitat for the Skylarks as 
requested by the Wildlife Trust and will improve the biodiversity offer of the site. 

 
 
Other issues 
 

26. Local Bus Service - Comments have been made that the local bus service is poor 
that it will not be adequate to accommodate the needs of the new residents. 

 
On examining the local timetables, buses 384 and 385 operate in the locality offering 
services to Bury St Edmunds and Stowmarket. The first bus of the day (Monday to 
Friday) going through Woolpit to get to Bury is 6:50am with the last bus at 18:20 with 
regular services running throughout the day at approximately 1 hour intervals. On 
Saturdays, the service runs on an approximate hourly basis from 07:45 to 16:30, but 
with no services on Sundays. 

 
The service between Woolpit and Stowmarket commences at 8:04am during the 
working week with the buses running at approximately 1 1/2 hourly interval throughout 
the day to 18:49. Saturday services commence at 8:04am and again run at 1 1/2 hourly 
interval until 18:19. Again, no service runs on a Sunday. 

 
 For a rural location and in the current economic climate the bus service appears to be 

reasonably adequate compared to some other rural locations elsewhere. It can also be 
argued that by granting permission for additional dwellings in the locality, there will be 
more residents and hence more potential customers for the local bus service which 
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could act as a catalyst in the future for an improvement to the local bus service to meet 
a potential increase in demand. 

 
Loss of agricultural land - Objections have been received to this scheme on the basis 
that the development of the land with houses will result in the loss of agricultural land. 
According to the Council's maps, the application site is partly classified as Grade 2 
(this is a small parcel adjacent to the field drain on the western side of the site) with the 
remainder being Grade 3. The applicant has confirmed that the part that is classified as 
grade 3b which is not land of best and most versatile agricultural quality. For the sake 
of clarity, Grades 1 - 3a are classified as the best and most versatile agricultural land 
with grades 3b to 5 being classified as land of poorer quality that is not the best and 
most versatile. 

 
Paragraph 112 of the NPPF makes it clear that in the consideration of planning 
applications where the best and most versatile agricultural land (Grades 1 to 3a) is to 
be lost for significant amounts of development this has to be demonstrated to be 
necessary and consideration should be given to the development of poorer agricultural 
land in preference.  It is clear on reviewing the Natural England maps for the district 
that the majority of the land in Mid Suffolk is grade 3 (whether it is 3a or 3b is not 
defined) with the remainder being higher quality grade 2 land. There is very little land in 
the district in the lower categories (4 - 5) and as such it is considered that the loss of 
the small part of grade 2 land will not have a demonstrable economic impact on 
agriculture and overall food production in the locality. In terms of paragraph 112 of the 
NPPF, development on Grade 3b (or lower category)  land can proceed without 
justification as it is not considered to be the best and most versatile land and is not 
worthy of protection. 
 
Local support for the scheme - The parish has commented in their supporting 
statement that the applicant has misrepresented in his supporting statement the 
amount of local support that has been shown for this scheme. Whilst the parish and the 
applicant may have different opinions in terms of the level of support for the scheme, 
this on its own is not a material consideration in the determination of this application. 

 
Cumulative impact - Comments have been made that this application is one of many 
that have been submitted for Woolpit and the other villages along the A14 corridor and 
that the Council needs to consider the cumulative impact of all of these schemes 
before granting planning permission. The British planning system requires each 
submitted planning application to be considered on its individual merits, but the 
Council is working with other colleagues within the Council and in the County Council 
to understand the impacts of all of the separate applications on the infrastructure of the 
affected parts of the district. This is to understand what is required to mitigate the 
impacts of the proposals (such as funding for school places or doctors surgeries etc.) 
and where mitigation is not possible, what grounds could be used to refuse planning 
permission for some of the schemes.  

 
Lack of public open space in the development - Comments have been made that the 
proposal is deficient in public open space. Following discussion with the case officer, 
the applicant has amended the scheme and an open space area is to be provided 
between plots 24 and 48 with links through to Steeles Road which also includes a 
355m² equipped play area which meets the Council's policy requirements. 

 
Makes Woolpit a Town rather than a village - This is an individual's observation/opinion 
on the scheme and is not a material consideration in the determination of this 
application. 
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No Jobs, just residential - This is again an individual's opinion of the scheme. There are 
no national or local policy requirements for the applicant to provide a commercial 
element with this scheme. Whilst the proposal is for residential development it will 
result in the creation of jobs for the construction phase of the site. 

 
 
Planning Obligations / CIL  
 
27. Objections have been received in relation to this scheme on the grounds that the local 

schools and the health care provision will not be able to cope with the requirements of 
the scheme. 

 
The Council has now implemented CIL which accordingly takes on board requirements 
such as open space contribution, NHS and education contributions.  Recent 
development resolved to be approved adjacent to the Woolpit Health Centre includes 
additional car parking to serve the Health centre and that in turn provides future 
capacity for the expansion of the Health Centre for the area and the NHS Trust have 
asked for £16,460 towards this.  

 
Affordable Housing is not part of CIL and members should note that policy to seek up 
to a 35% provision remains in effect.  Affordable Housing of 35% is proposed and 
recommended to be secured for this proposal. The applicant has amended the layout 
of the site in January 2017 to meet the requirements of the Council’s Affordable 
Housing Officer in terms of the types and sizes of properties that are required. 

 
 In response to the objectors comments, it must be made clear that this scheme will 

deliver £205,004 in contributions which cover matters such as an improvement to 
library facilities;  waste facilities; bus stops; road improvements (both on-site and 
off-site) and secondary school places so that the impacts of the proposal on the local 
infrastructure can be mitigated against. 

 
28. In accordance with the Community Infrastructure Levy Regulations, 2010, the 

obligations recommended to be secured by way of a planning obligation deed are (a) 
necessary to make the Development acceptable in planning terms (b) directly related 
to the Development and (c) fairly and reasonably relate in scale and kind to the 
Development.   

 
Details Of Financial Benefits / Implications (S155 Housing and Planning Act 2016) 
 
29. Council Tax payments from the dwellings when built 
 Planning Delivery Grant from Central Government for delivering the dwellings 
 35% of the scheme delivered as affordable housing 
 
S106 Agreement: 

o £5000 for highway improvement works in the centre of Woolpit.  
CIL: 

o £186,654 towards primary school places  
o £10,800 contribution for local library provision. 
o £2550 for improvement to waste facilities 
o £16,460 towards improvements at the Woolpit Health Centre.  
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PART FOUR – CONCLUSION  
 

 
Planning Balance 
 
30. Woolpit is a key service area and one of the more sustainable areas available to grow 

and take on the significant housing need the District has to address.  Such areas will 
need to develop and grow to serve the need and current gap in housing supply in the 
district.   

 
The lack of a 5 year housing supply means little weight can be given to local policies 
that prevent housing on the outside of settlement boundaries, especially when dealing 
with a sustainable centre such as Woolpit.  Paragraph 14 of the NPPF makes it clear 
that where a development plan is out of date, planning permission should be approved 
without delay unless any adverse impacts of doing so would significantly or 
demonstrably outweigh the benefits when assessed against the policies in the 
framework taken as a whole or any specific policies in the framework that indicates that 
development should be restricted. Therefore, new housing should not be poorly 
designed, harm the landscape, cause traffic issues that cannot be mitigated, impact on 
flood risk or have a negative impact on designated heritage assets or have other 
demonstrable adverse material impact. 

 
Woolpit is a sustainable settlement with the site being on the edge of the settlement 
with residential dwellings to the north and east and partly to the west. Due to this, the 
residents of the site will be within a reasonable distance of the village centre to enjoy its 
facilities and it will be possible to access these by walking due to the enhanced 
pedestrian links proposed. The site is very much a part of the village and its 
development is not considered likely to cause detriment to the character of Woolpit and 
its history or its conservation area.  In terms of design, the dwellings are considered to 
be in keeping with the style and design of the properties within the surrounding area 
and substantial new landscaping is proposed to enhance the existing trees and 
hedgerow that exists on site so that the proposal is softened and to help it assimilate 
into the surrounding countryside. Traffic will increase in the area as a result of this 
development, but not to the extent that it could be considered to be severe and the 
applicant is proposing mitigation in the centre of the village to help ease traffic flow.  

 
While the development is not considered to cause harm on its own merits, it does 
provide additional benefit to the local community by the provision of 35% affordable 
housing and £221,464 in contributions which cover matters such as an improvement to 
health facilities, library facilities; waste facilities; bus stops; road improvements and 
secondary school places. Therefore, it is considered that the proposal meets the three 
strands for sustainable development as outlined in paragraph 7 of the NPPF and in line 
with the requirement of paragraph 14, planning permission should be approved as the 
benefits that the scheme bring are considered to outweigh the adverse impacts of 
doing so. 

 
Statement Required By Article 35 Of The Town And Country Planning (Development 
Management Procedure) Order 2015. 
 
31. When determining planning applications The Town and Country Planning 

(Development Management Procedure) (England) Order 2015 requires Local 
Planning Authorities to explain how, in dealing with the application they have worked 
with the applicant to resolve any problems or issues arising.  
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32. In this case the planning authority has worked with the applicant to resolve issues with 
the impact of the proposal on the local highway network, the types of affordable 
housing proposed,  the location of the electricity substation and overlooking of the 
playground area by the houses. 

 
Identification of any Legal Implications of the decision 
 
33. There are no known legal implications derived from the determination of this 

application. 
 
34. The application has been considered in respect of the current development plan 

policies and relevant planning legalisation.  Other legislation including the following 
have been considered in respect of the proposed development.  

 
 - Human Rights Act 1998 
 - The Equalities Act 2012 
 - Town & Country Planning (Listed Buildings & Conservation Areas) Act 1990 
 - Natural Environment and Rural Communities (NERC) Act 2006 (any rural site) 
 - The Conservation of Habitats and Species Regulations 2010 
 - Localism Act 

- Consideration has been given to the provisions of Section 17 of the Crime and 
Disorder Act, 1998, in the assessment of this application but the proposal does not 
raise any significant issues.  

 
 
RECOMMENDATION 
 

That authority be delegated to Professional Lead - Growth & Sustainable Planning to 
grant outline planning permission subject to the prior completion of a Section 106 or 
Undertaking on terms to their satisfaction to secure the following heads of terms and 
that such permission be subject to the conditions as set out below: 

 
Heads of terms: 

 
- 35% Affordable Housing 
- The provision of on-site public open space 
- Off site Highway works in village centre (these can't be done via a condition. 

 
 

Conditions 
 

1. Standard Time 
2. Approved Plans 
3. Fire Hydrants number and location to be agreed 
4. No drainage works shall commence until a surface water and drainage management 

strategy has been submitted to and approved in writing by the Local Planning 
Authority. No hard-standing areas to be constructed until the works have been carried 
out in accordance with the surface water and drainage strategy so approved unless 
otherwise agreed in writing by the Local Planning Authority. 

5. Landscape Officer Condition Recommendations (Prior to commencement: strategic 
planting and landscaping, Prior contraction of any building above slab level: soft 
landscaping, Prior contraction of any building above slab level: hard landscaping, Prior 
contraction of any building above slab level: external lighting and Prior to 
commencement: tree protection).   
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6. Highways conditions as recommended by SCC (except No 8 as it fails the required 
tests of conditions and the proposed development is below the threshold for travel 
plans).   

7. Site construction traffic condition. 
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Committee Report     

 

Committee Date: 23 February 2017 

  

Item No: 3 Reference: 4242/16 
Case Officer: DYJO 

    

 

Description of Development: Application for Outline Planning 

Permission (include access only) for the erection of 28 dwellings 

Location: Land to North West of, Mason Court (Known as Old Engine 

Meadow), Mendlesham 

Parish: Mendlesham  

 
Ward: Mendlesham  

Ward Member/s: Cllr Andrew Stringer 

Site Area: 1.5 

Conservation Area: ADJ 

Listed Building: AII 

 
Received: 13/10/2016  

Expiry Date: 13/01/2017 

 

 

Application Type: Outline 

Development Type: DWL 

Environmental Impact Assessment: Not required 

Applicant:  Mid Suffolk District Council and the Owners of Old Engine Meadow 

Agent: Philip Cobbold Planning Consultancy 

 

DOCUMENTS SUBMITTED FOR CONSIDERATION 

 

List of applications supporting documents and reports:  

 

Application form received on 13/10/16 

Location plan received on 13/10/16 

Layout plan reference number 3810/10C 

Access Plan reference number 163/2016/SK01 

Ecological scoping survey received on 13/10/16 

Design & Access Statement received on 13/10/16 

Environmental desk study received on 13/10/16 

Contaminated land documentation received on 13/10/16 

Planning statement received on 13/10/16 

Location plan received on 13/10/16 

Speed survey documentation received on 13/10/16 

Tree Survey received on 13/10/16 
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Landscape impact assessment received on 13/10/16 

 

The application, plans and documents submitted by the Applicant can be viewed online at: 

http://planningpages.midsuffolk.gov.uk/online-applications/simpleSearchResults.do;jsessioni

d=F4E2D0179890DE7009A50B55C11B2811?action=firstPage 

Alternatively, a copy is available to view at the Mid Suffolk and Babergh District Council 

Offices. 

 

SUMMARY 

 

1. The scheme is contrary to the adopted Mid Suffolk Core Strategy; however, the Council 

cannot demonstrate a 5 year supply of housing and the scheme falls to be considered under 

paragraph 14 of the NPPF where the adverse impacts of the scheme have to be balanced 

against the benefits of the scheme to demonstrate that it constitutes sustainable development. 

Officers are recommending approval of this application subject to the drainage and flood risk 

matters being resolved as it is considered to be sustainable development as the significant 

public benefits that the scheme will deliver (contributions towards education, affordable 

housing and library facilities amongst others) are considered to outweigh the negative aspects 

of the proposal. 

 
 

PART ONE – REASON FOR REFERENCE TO COMMITTEE 
 

 
The application is referred to committee for the following reason/s: 
 
  

 a residential land allocation for 15 or over dwellings 
 

 it includes land owned by Mid Suffolk District Council and Mid Suffolk District 
Council is the joint applicant. 
  

 
The Monitoring Officer has reviewed the application file and is satisfied that the application has 

been processed properly and correctly in accordance with all established procedures and 

requirements. 

 
 

PART TWO – APPLICATION BACKGROUND  
 

 

This section details history, policies, advice provided, other legalisation and events that form 

the background in terms of both material considerations and procedural background.     

 

History 

 

2. The planning history relevant to the application site is listed below.  A detailed 

assessment of the planning history including any material Planning Appeals will be 

carried out as needed in Part Three: 
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4242/16 Application for Outline Planning Permission 
(include access only) for the erection of 28 
dwellings 

Granted 
 

   
 

Details of Previous Committee / Resolutions 

 

3. None 

 

Details of Member site visit  

 

4. None 

 

Details of any Pre Application Advice 

 

5. Pre application advice has not been provided in respect of this specific scheme. 

 
 

PART THREE – ASSESSMENT OF APPLICATION  
 

 
Consultations 
 
6.Mendlesham Parish Council – Supports this scheme on the following 

grounds:  

 The scheme will deliver 10 affordable housing which is considered to be 

essential. 

 We have noted the drainage problems that have been identified by the 

County Flood Risk Team and it is hoped that these can be resolved as the 

site does flood. 

 The Mendlesham Neighbourhood Plan is advanced and has been 

reviewed by the Independent Examiner and is now close to going to a local 

referendum. As such, it should carry higher weight in the planning process 

than specified by the applicant in his planning documents. 

 Have received concerns in relation to safety in relation to the proposed 

access via Horsefair Close as it is close to two adjacent residential 

driveways. 

MSDC Heritage Officer – Does not raise any objections to this scheme as there 
would be no harm to a designated heritage asset because there would be no 
material impact on the setting or significance of listed buildings or of the 
conservation area. 
 

 

 
 
MSDC - Environmental Health - Land Contamination – Does not raise any 
objections to the scheme. Request that conditions are imposed to control the 
impact of the scheme in terms of contamination. 
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Essex & Suffolk Water – Does not raise any objections to this proposal and have 
advised that the proposal does not affect any of their apparatus in the local area.  
 
Anglian Water – Does not raise any objections to this proposal. 
 
Natural England – Does not have any comments to make on this application. 
 
 
MSDC - Tree Officer – Does not object to the proposal. Requests that a condition 
be imposed if the proposal is approved to provide appropriate measures for the 
protection of the existing trees on site. 
 
Fire Service - County Fire Officer – Does not object to the proposal, but advises 
that details of the location of sufficient fire hydrants to make the development safe 
must be submitted. This can be covered by a planning condition. 
 
MSDC Waste Services – Does not raise any objections to this scheme. 
 
MSDC - Strategic Housing (Summary) – Does not raise any objections to the 

scheme as submitted as it provides for 35% of the dwellings that are proposed to 

be affordable. 

SCC - Obligations Manager: Comments that there will not be any surplus spaces 
at the Mendlesham County Primary School and Stowupland High School to 
accommodate the expected pupil numbers from this scheme. Therefore a 
contribution is requested under the Council’s CIL scheme to extend the facilities at 
the two above mentioned schools to meet the anticipated need that will arise from 
this scheme.  
 
The contribution is broken down as follows: 
 
 

School level Required: Cost per 
place £  
(2016/17): 

Primary school age range, 
5-11*: 

6 12,181 

Secondary school age 
range, 11-16: 

5 18,355 

Sixth school age range, 
16+: 

1 19,907 

 
 
Total education contributions: £184,768 
     

The Obligations Manager has noted that from September 2017 there will be a 
deficit of places at the Mendlesham pre-school and a contribution of £18,273 is 
requested toward enhancement of the provision to meet the need arising from this 
development. 
 
Required pre-school contributions:  

 
£18,273  
 

Total contribution for all education provision - £203,041 
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A contribution of £5000 has been requested under S106 of the planning act 
towards the provision of two new bus stops outside the site as there are none at 
present. This request will help to provide more sustainable models of travel for the 
occupiers of the dwellings on site. 
 
Requests a contribution of £90,000 towards library provision. This is requested 
under the Council’s CIL 123 list. 
 
SCC Flood and water management –  Object to this scheme on the following 
grounds: 
 

 The applicant proposes in the scheme to modify the culvert and 
watercourse in the site so that it is removed from the active flood plain 
(flood zone 3). 

 The proposed attenuation basin is sited in a flood zone 3 parcel of land 
which is not an acceptable place and an alternative needs to be found. 

 The applicant’s drainage model has not been verified by the 
Environment Agency and therefore cannot be accepted. 

 A proportion of the site will be flooded during significant rainfall events. 

 There are insufficient treatment stages in the proposed surface water 
drainage system as it is currently shown. 

 The applicant could provide an alternative layout where all of the 
proposed dwellings and the surface water drainage assets are outside 
of the flood zones and the finished floor levels of the dwellings would 
be 300mm above the ground floor level. 

 
SCC PROW – Does not raise any objections to the scheme as it will not affect 
public footpath number 56.  
 
SCC Highways – Does not object to this scheme subject to the imposition of 
standard highway conditions. 
 

SCC Archaeology – Does not object to this proposal subject to the imposition of 

conditions requiring a programme of archaeological works to be submitted for 
agreement. 
 
Environment Agency – Object to the scheme on the following grounds: 
 

 The submitted Flood Risk Assessment does not comply with the 
requirements in the Planning Policy Practice Guidance document 
and it does not make a suitable basis for the consideration of flood 
risk to be made. In particular, the FRA fails to: 

 
1. Demonstrate the development in comparison to Flood Zone 2 

and 3. 
2. Fails to use the sequential approach in the siting of 

development. 
3. Consider the requirement for flood emergency planning 

including flood warning and evacuation. 
4. Correctly calculate the expected flood depths on site and 

within the buildings. 
5. Provide finished floor levels above the design level with 

climate change. 
6. Provide the model for verification. 
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 The Environment Agency advised that the above objections could be 
overcome by the submission of an updated FRA which took account 
of the above issues. 

 The applicant updated their FRA and the Environment Agency are 
still maintaining an objection to it as the information it contains has 
not addressed the 6 points referred to above. They have asked for it 
to be amended again. 

 
 
Place Services (Ecology) – The Council is currently awaiting ecology comments 
and once received, these will form part of a verbal update to the committee at the 
meeting.   
 
Representations 
 
7. 11 letters of objection have been received in relation to this scheme raising the 

following points:  
 
Highway issues 

 The access into the site from Horsefair Close is totally unsuitable and unsafe for this 
new development. 

 The existing footpaths aren’t wide enough at present and will definitely not be wide 
enough for the additional people that will use it from this development. 

 There is insufficient car parking shown as part of the scheme. 

 Traffic calming needs to be introduced on the entrance into the village to reduce the 
negative highway impact of this scheme. 

 
Amenity  

 The proposal will affect the privacy of the existing residents of the surrounding locality. 

 The plans do not adequately show an objector’s new extension on it and as such their 
living conditions cannot be correctly considered. 

 
Drainage/Flood risk 

 The foul water drainage in the area that surrounds the site is currently inadequate and 
this proposal will make it worse. 

 The surrounding area floods and there are concerns that this proposal will make it 
worse. 

 
Local infrastructure 

 The infrastructure in the local area is unsuitable to cope with so many new houses. 
This includes the local primary and secondary schools and the doctor’s surgery. 

 
Other comments 

 There is a right of way through the site which cannot be developed on. 

 There is no need for so many new houses to be built when there are so many empty 
ones at present. 

 
The Site and Surroundings 
 
8. The site is an irregularly shaped parcel of agricultural land on the northern end of the 

village of Mendlesham. To the north of the site is Chapel Road with additional 
agricultural land to the north of that. To the east are dwellings which front onto Chapel 
Road with additional dwellings to be found to the south/south east of the site. The 
Mendlesham Health Centre lies in close proximity to the site. 
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 The application site lies a short distance away from the centre of the village and the 
other local facilities such as the primary school, fish and chip shop, hairdressers and 
the local churches.   

 
The Proposal 
 
9. This proposal is for an outline application for 28 dwellings with access included and all other 
matters reserved.  Ten of the 28 dwellings would be affordable units (35.7%) 
 
A new access for vehicular use is proposed to Chapel Road (north boundary).  Also for 
consideration are two links for pedestrians to the south of the site.  These are as follows: 
 

 The first is to the existing footpath link adjacent to no. 36 Horsefair Close and would 
link that residential cul-de-sac close to the centre of the village.   

 

 The second link is to a branch road of Ducksen Road adj to Mason Court and this leads 
to the rest of Ducksen Road and a choice of directions thereafter within the village 
centre.   

 
The application pack shows a suggested layout of how the site can be developed. It must be 
remembered that this plan is indicative only as the application is in outline form with all matters 
other than the access to be considered at this stage. 
 
NATIONAL PLANNING POLICY FRAMEWORK 
 
10. The National Planning Policy Framework (NPPF) contains the Government's planning 

policies for England and sets out how these are expected to be applied.  Planning law 
continues to require that applications for planning permission are determined in 
accordance with the Development Plan unless material considerations indicate 
otherwise.  The policies contained within the NPPF are a material consideration and 
should be taken into account for decision-making purposes.   

 
The following parts of the NPPF are considered to be applicable to this scheme: 
 

Para 6: Achieving sustainable development  
Para 7: Three dimensions to sustainable development  
Para 11 – 15: The presumption in favour of sustainable development  
Para 17: Core planning principles  
Para 32 and 34: Transport movements  
Para 47: Delivering a wide choice of high quality homes (including the need to have a 5 
year deliverable supply of housing)  
Para 49: All housing proposals should be considered in the context of the presumption 
in favour of sustainable development.  
Para 55: To promote sustainable development in rural areas. 
Para 56 & 60: Requiring good design  
Para 64: Development of poor design must not be supported.  
Para 69: Promoting healthy communities  
Para 70: Delivery of social, recreational and cultural facilities that the community 
needs. 
Para 72: Provision of school places. 
Para 73: Access to high quality open space.  
Para 75: Protection and enhancement of public rights of way. 
Para 100: Development and flood risk  
Para 103: Development and increasing flood risk elsewhere  
Para 109: Planning system should contribute to and enhance the natural and local 
environment.  
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Para 112 & 117–119: Development affecting protected wildlife   
Para 123: Planning and noise. 
Para 128 & 129: Describing the significance of a designated heritage asset. 
Para 131: Determining planning applications that affect heritage assets. 
Para 132: Significance of heritage assets. 
Para 134: Development and less than substantial harm 
Para 186: Approaching decision taking in a positive way. 
Para 187: Local Planning Authorities should find solutions rather than problems in 
decision taking. 
Para 196: Plan led planning system. 
Para 197: Assessing and determining application applying the presumption in favour of 
sustainable development.  
P203 -206 – Planning conditions and obligations. 
Para 211 - 212: Using development plans and the NPPF in decision making.  
Para 214 – 215: The weight attached to development plan policies having regards to 
their consistency with the NPPF.  
Para 216 – Weight given to policies in emerging plans 

 
CORE STRATEGY 
 
11. Core Strategy Focused Review 
 FC1 – Presumption in favour of sustainable development. 
 FC1.1 – Mid Suffolk’s approach to delivering sustainable development 
 FC2 – Provision and distribution of housing. 
 
 Core Strategy 
 
 CS1 – Settlement hierarchy 
 CS2 – Development in the countryside & countryside villages 
 CS4 – Adapting to climate change. 
 CS5 – Mid Suffolk’s environment 
 CS6 – Services and infrastructure 
 CS9 – Density and mix 
 
 
NEIGHBOURHOOD PLAN / SUPPLEMENTARY PLANNING DOCUMENTS /AREA 

ACTION PLAN 
 
12. A Neighbourhood Plan has been prepared by the village of Mendlesham and this 

document has been through its independent examination in November 2016 and has 
been considered by the Mid Suffolk Executive Committee on the 9th January 2017 
where the recommendation was to proceed with the plan toward its referendum, which 
is the final stage in the adoption process.  

 
 Having regards to paragraph 216 of the NPPF which states that greater weight can be 

apportioned to emerging development plans where they are more advanced in the 
preparation and adoption process, it is considered that the policies within the 
Mendlesham Neighbourhood Plan as amended by the Independent Inspector should 
be given significant weight in the determination of this application. 

 
 The following policies are considered to be applicable to this proposal: 
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 MP1 – Supports a minimum of 75 new dwellings over the next 15 years. Where 
development is outside the village boundary, the community will support schemes 
which can demonstrate that they constitute sustainable development and meet the 
remaining policies in the Neighbourhood plan and the relevant policies in the adopted 
development plans for Mid Suffolk. 

 MP2 – Affordable housing – Allocation to local people. 
 MP3 – Provision of 35% affordable housing in schemes of 10 dwellings or more. 
 MP5 – Preservation of the local historical environment. 
 MP6 – Design of development respecting the built form and character of Mendlesham. 
 MP7 – Provision of functional green areas in connection with housing development. 
 MP8 – Provision of high speed Broadband in Mendlesham with all development. 
 MP10 – Protection of visually important open space areas 
 MP11 – New residential development must provide links to existing paths and 

bridleways and must maximise the opportunity to promote walking and cycling. 
 
It should be noted that the policies referred to above include the modifications as suggested by 
the Inspector at the Independent Examination. 
 
SAVED POLICIES IN THE LOCAL PLAN 
 
13. GP1 – Design and layout of new developments 

HB1 – Protection of historic buildings 
HB8 – Safeguarding the character of Conservation Areas. 
HB13 – Protecting ancient monuments 

 HB14 – Ensuring that Archaeological remains are not destroyed 
 H3 – Housing developments in villages 
 H7 – Restricting housing development unrelated to the needs of the countryside. 
 H13 – Design and layout of development 
 H15 – Development to reflect local characteristics. 

H16 – Protecting existing residential amenity  
H17 – Keeping new development away from pollution 

 CL8 – Protecting wildlife 
 CL11 – Retaining high quality agricultural land 
 T9 – Parking standards 

T10 – Highway consideration in developments 
 RT4 – Amenity open space and play areas within residential development 
 RT12 – Footpaths and bridleways 
 SB3 – Retaining visually import landscapes 
 
Main Considerations 
 
14. From an assessment of relevant planning policy and guidance, representations 

received, the planning designations and other material issues the main planning 
considerations considered relevant to this case are set out including the reason/s for 
the decision, any alternative options considered and rejected.  Where a decision is 
taken under a specific express authorisation, the names of any Member of the Council 
or local government body who has declared a conflict of interest are recorded. 

 
 The following are identified as the main considerations in assessing this application:  
 
The Principle Of Development 
 
15.  At this time Mid Suffolk does not have a five year Housing Land Supply.  The most 

recent published figures have demonstrated that there is a 3.3 year supply of Housing Land 

within the district.  Relevant to this is Paragraph 49 of the National Planning Policy 

Framework (NPPF) which states; 
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"Relevant policies for the supply of housing should not be considered up-to-date if the local 
planning authority cannot demonstrate a five-year supply of deliverable housing sites."  (para. 
49) 
 
Paragraph 14 of the NPPF reads, 
 
“where the development plan is absent, silent or relevant policies are out of date, granting 
permission unless 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; or specific policies in this Framework indicate development should be restricted"  
 
The NPPF nevertheless requires that development be sustainable and that adverse impacts 
do not outweigh the benefits.  The NPPF (paragraph 7) defines three dimensions to 
sustainable development - the economic role, social role and environmental role.  These 
roles should not be considered in isolation.  Paragraph 8 of the NPPF identifies that 
environmental, social and economic gains should be sought jointly.  Therefore the Core 
Strategy Focus Review 2012 (post NPPF) policy FC1 and FC1.1 seeks to secure 
development that improves the economic, social and environmental conditions in the area and 
proposal must conserve and enhance local character.  Paragraph 55 of the NPPF sets out 
that to promote sustainable development in rural areas, housing should be located where it will 
enhance or maintain the vitality of rural communities.  The proposal therefore must be 
determined with regard to sustainable development as defined by the NPPF. Policy MP1 of 
the Mendlesham Neighbourhood also supports sustainable development where it is outside 
the development boundary for the village. 
 
The NPPF also provides (para 187) that “Local planning authorities should look for solutions 
rather than problems, and decision-takers at every level should seek to approve applications 
for sustainable development where possible.  Local planning authorities should work 
proactively with applicants to secure developments that improve the economic, social and 
environmental conditions of the area.” 
 
The Parish Council supports this scheme as it is clear that it will help them to deliver the 
minimum of 75 dwellings that the parish must provide within the next 5 years as referred to in 
policy MP1 of their Neighbourhood Plan. However, some of the objectors have commented 
that this scheme should be refused as there are a number of vacant properties in the locality 
and there is no need for additional dwellings in the suggested location which is outside the 
development limits for Mendlesham. However, it is clear on reviewing the guidance in the 
NPPF as outlined above that this cannot be the case as housing delivery policies CS1 and 
CS2 of the core strategy should not be considered to be up-to- date along with policies such as 
H7 of the Local Plan as the Council does not have a 5 year supply of housing as required by 
the NPPF.  
  
In reaching a decision, paragraph 47 of the NPPF is a material consideration and requires 
Local Planning Authorities to boost significantly the supply of housing, by identifying and 
updating annually a supply of specific deliverable sites sufficient to provide five years’ worth of 
housing against their housing requirements with an additional buffer of 5% to ensure choice 
and competition in the market for land. As stated above, the Council cannot demonstrate a 5 
year supply of housing and as such paragraph 49 of the NPPF applies and states that in this 
situation, the relevant policies for the supply of housing in the Council’s adopted plan should 
not be considered to be up to date and that the scheme remains to be considered under the 
requirements of paragraphs 7 and 14 of the NPPF which defines what sustainable 
development is and how decisions should be made. 
 
As stated above, the Mendlesham Neighbourhood Plan has in relation to paragraph 216 of the 
NPPF reached an advanced stage in the adoption process having been reviewed and 
amended by the Independent Examiner and recommended for its referendum by Mid Suffolk 
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District Council. Therefore, it is considered that the weight attached to policy MP1 is significant 
in the determination of this application. The policy stated that limited housing developments on 
the edge of the village, outside the settlement boundary will be supported. The plan as 
originally published, limited the number to 20 dwellings, however, this has been modified by 
the inspector so that each case should be considered on its own planning merits regardless of 
size. Therefore, this proposal can be considered to be acceptable under the content of policy 
MP1 if it can be demonstrated that the scheme constitutes sustainable development. The 
assessment of the sustainability of the scheme in relation to the Neighbourhood Plan and the 
relevant parts of the NPPF are contained in the remainder of this report. 

 
Sustainability Assessment Of Proposal 
 
16. Paragraph 7 of the NPPF states that there are three dimensions to sustainable 
development: economic, social and environmental.  
 
Paragraph 14 of the NPPF refers to a presumption in favour of sustainable development, 
which should be seen as a golden thread running through both plan-making and 
decision-taking. For decision making, the NPPF states that this means approving 
development proposals that accord with the development plan without delay and where the 
development plan is absent, silent or relevant policies are out-of-date, granting permission 
unless any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the NPPF taken as a whole; or specific policies 
in the NPPF indicate that development should be restricted.  
 
Policy FC1 of the Mid Suffolk District Core Strategy Focused Review states that it takes a 
positive approach to sustainable development and like in the NPPF, the Council will work 
proactively with developers to resolve issues that improve the economic, social and 
environmental conditions in the area. Related policy FC1.1 makes it clear that for development 
to be considered sustainable it must be demonstrated against the principles of sustainable 
development. The policy goes on to say that proposals for development must conserve and 
enhance the local character of the different parts of the district and how it addresses the key 
issues of the district. Policy MP1 of the Neighbourhood plan also supports residential 
development if it is considered to constitute sustainable development. 

 
The settlement of Mendlesham offers a range of local services and local infrastructure. 
Mendlesham has a primary school, and a doctor’s surgery as well as a number of other 
local facilities which are within walking distance of the site and act as a service to the 
inhabitants of the village as well as providing employment opportunities.  
 
Mendlesham is also served by public transport with bus stops in Church Road which provide 
regular links to Ipswich, Eye and Diss. As part of this scheme, the County Infrastructure Team 
has requested a contribution to request bus stops outside the application site to ensure that 
opportunities for travel by public transport are maximised and that the new residents of the 
scheme do not have to walk long distances to use the service.  
 
In relation to paragraph 7 of the NPPF, the proposals would contribute to building a strong, 
responsive and competitive economy through the creation of construction and related jobs 
and the on-going contribution to the local economy from the creation of up to 28 additional 
households in the area. The proposals would also contribute towards providing the supply of 
housing required to meet the needs of present and future generations and by having the 
potential to create a high quality built environment, as well as contributions towards affordable 
housing and other social infrastructure (public open space and education) through a CIL 
contribution, or where appropriate, a section 106 agreement.  
 
On balance, therefore, the proposals are considered to constitute sustainable development, 
having regard to the contents of policies FC1 and FC1.2 of the Adopted Core Strategy 
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Focused Review, policy MP1 of the Neighbourhood Plan and the relevant contents of the 
NPPF. 

 
Site Access, Parking And Highway Safety Considerations 
 
17. Policy T10 of the Mid Suffolk District Local Plan provides criteria on highway 

considerations when assessing planning applications. This policy requires access points into 

and out of the site to be safe and an assessment made as to whether the existing local roads 

can suitably accommodate the impact of the proposal, whether adequate parking and turning 

spaces exist within the site and that the needs of pedestrians and cyclists have been met. This 

policy is considered to carry significant weight in the determination of this application as it is in 

compliance with paragraph 32 of the NPPF which requires all schemes to provide safe access 

for all. 

A number of objections have been received to the scheme on the grounds that the use of the 

new access point off Chapel Road into the site would be detrimental to highway safety. 

Reference has been made to the fact that there isn’t a footpath on Chapel Road to 

accommodate this development and there needs to be some form of traffic calming in this 

location to slow traffic down to prevent accidents from happening.   

The County Highway Officer has been consulted on this proposal and he does not object to 

the scheme in terms of highway safety grounds. He commented that the scheme can be made 

safe by the imposition of conditions which would require the access point to be up to the 

County Council’s adoptable standard together with the extension of the pavement up to the 

access point on Church Road. He has not suggested that this scheme needs to provide traffic 

calming to make it acceptable on highway safety grounds. 

Further objections have been receives to this scheme in relation to the two pedestrian links 
that are shown from the most southern part of the site through to Horsefair Close and Ducksen 
Road. The objections relate to the fact that there will be a conflict between pedestrians and the 
vehicular accesses to some of the existing properties on Horsefair Close and Ducksen Road. 
Paragraph 32 of the NPPF requires all schemes to provide safe access for all and it is 
considered that that the pedestrian links are necessary to ensure that the residents of the 
proposed scheme are connected with the reminder of the village. Policy MP11 of the 
Neighbourhood Plan also requires new residential development to provide adequate links to 
the remainder of the village. Again, the County Highway Officer has seen this aspect of the 
scheme and he has not objected to the proposal either on pedestrian or vehicular safety 
grounds.  
 
Comments have also been made by some of the residents affected by the footpath links that 
there are covenants in place and approving this scheme and using the paths as pedestrian 
access points would in effect be contrary to these covenants.  However, it must be 
remembered that covenants are not a material planning consideration as they are outside 
planning legislation. If restrictive covenants exist, then these will need to be addressed by the 
applicant outside of the planning application process. 
 
An objector has also commented that they consider that the scheme as shown does not 
provide sufficient car parking for the new residents and as such, they will park on the existing 
streets to the detriment of highway safety. It must be remembered that the scheme as 
submitted is in outline form and that the layout of the site, including the car parking provision 
will be considered at reserved matters stage if this application is approved. 
 
Having regards to the above, it is considered that the proposal complies with the requirements 
of policy T10 of the local plan, policy MP11 of the Neighbourhood Plan and paragraph 32 of 
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the NPPF, in that safe and suitable access for all people can be achieved and that 
improvements can be undertaken to the transport network to ensure that non-motorised 
modes of transport can be used to access local facilities. As the application is in an outline 
form, the indicative layout shows that a suitable internal layout, which would be up to the 
Council’s highway standards, could be provided at reserved matters stage. 
 
Design And Layout  including Impact On Street Scene 
 
18. Section 7 of the NPPF refers to design.  Specifically, paragraph 56 states that good 

design is a key aspect of sustainable development; it should contribute positively to making 

places better for people.  Decisions should aim to ensure that development will function well 

and add to the overall quality of the area, establish a strong sense of place, create attractive 

and comfortable places to live, work and visit, optimise the potential of the site to 

accommodate development, create and sustain an appropriate mix of uses and support local 

facilities and transport networks.  Furthermore it provides that development should respond 

to local character and history, and reflect the identity of local surroundings and materials, while 

not preventing or discouraging appropriate innovation.  The NPPF goes on to state it is 

"proper to seek to promote or reinforce local distinctiveness" (para 60) and permission should 

be "refused for development of poor design that fails to take the opportunities available for 

improving the character and quality of an area and the way it functions" (para 64).  Policy CS5 

provides that "All development will maintain and enhance the environment, including the 

historic environment, and retain the local distinctiveness of the area” and echoes the provision 

of the NPPF. In addition policy MP6 of the Neighbourhood Plan also requires development to 

be in a form and character that is in keeping with the local area. 

The application is in outline form and the plans as submitted provide an indicative layout of 
how the scheme could potentially look should this outline planning application be approved 
which relates to the principle of the development of the site. The area to the south and east of 
the site is residential in character with the majority of the dwellings being post war two storey 
dwellings. The applicant has indicatively shown a layout which is considered to be in keeping 
with the residential character of the area and this can be altered to take on the concerns of any 
consultees and local residents at the reserved matters stage.  
 
Having regards to the above, it is considered that the scheme in terms of its suggested layout 
constitutes good design in line with the requirements of the NPPF and local policy CS5 and 
Neighbourhood plan policy MP6 as it proposes a form of development that would reflects the 
character and appearance of the surrounding streetscape.  
 
 
Landscape Impact 
 
19. Paragraph 58 of the NPPF states that proposals should provide appropriate landscaping 
to ensure that they integrate well into the surrounding locality. This requirement is repeated in 
one of the requirements of policy H13 of the Mid Suffolk District Local Plan. It is proposed to 
retain and strengthen the hedging on the northern boundary of the site with Church Road to 
ensure that the proposal integrates into the village and limits its impact on the surrounding 
open countryside.  
 
Having regards to the requirements of policy H13 of the MSDC Local Plan and paragraph 58 
of the NPPF, it is considered that the scheme provides substantial landscaping both within and 
on the boundaries of the site to ensure that it assimilates well into the rural edge of 
Mendlesham and provides an attractive environment both for the new residents of the site and 
those living in the surrounding locality. 
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Policy MP10 of the Neighbourhood Plan aims to protect important views of the edge of the 
village. A triangular shaped parcel of land to the north west of this site which buts up to the 
Poplar Farm complex is designated as a visually important open space and consideration 
needs to be given as to how development impacts on it. The application site abuts this parcel 
of land to its east, but does not block or obstruct the views of the village when approaching it 
from the Poplar Farm end and as stated above, the applicant is proposing to strengthen the 
hedgerow and tree cover along the site boundary to ensure that the impact of the scheme is 
minimised and that it has a soft edge to the countryside. Whilst part of the edge of the village 
will change if this proposal is approved and built, it is not considered that it will have an effect 
that would be significant enough on the visually open space area as designated under policy 
MP10 of the Neighbourhood Plan to defend a refusal of planning permission for this scheme.  
 
RESIDENTIAL AMENITY 
 
20. Policies within the adopted development plan require, inter alia, that development does not 
materially or detrimentally affect the amenities of the occupiers of neighbouring properties.  
This requirement is emphasised in the NPPF Core Values in paragraph 17 where it states that 
all schemes should seek a good standard of amenity for all existing and future occupants of 
land and buildings.   
 
Objections have been received to this scheme on the basis that the proposed dwellings will 
have an impact on the living conditions of some of the existing occupiers of the surrounding 
dwellings. One objector has commented that an assessment of this impact is not possible as 
the applicant’s site plan is incorrect as their new extension has not been plotted onto it. 
 
As referred to previously, the application is in outline form with the layout plan only being 
indicative. The indicative plan shows a possible layout where the houses are side on to the 
existing properties on Horsefair Close and Mason Court where loss of privacy would be 
minimised as this would limit the possibility of window to window overlooking. From assessing 
the plans, it is considered that at reserved matters stage that a suitable layout can be drawn up 
which would not have a negative impact on the living conditions of the surrounding 
neighbouring occupiers in terms of loss of privacy and residential amenity. 
 
It is considered on reviewing the location plan and the indicative layout plan that this proposal 
does not give rise to any concerns of loss of neighbour amenity by reason of noise, form, 
design, the distance between the dwellings and the substantial landscaping that is proposed 
along the periphery of the site and as such the proposal meets the relevant NPPF core value 
in paragraph 17. 
 
Environmental Impacts – Ecology, Land Contamination & Loss of Agricultural Land 
 
21. The application site is former agricultural parcel of land which is shown as being Grade 3 
on the Natural England Agricultural Land Classification maps. The site lies on the edge of the 
settlement and the site boundary is lined with existing trees and hedges. The centre of the site 
appears to be open undeveloped land that is currently unused. 
 
Regulation 9(5) of the Conservation of Habitats and Species Regulations 2010 (Implemented 

1st April 2010) provides that all "competent authorities" (public bodies) to "have regard to the 

Habitats Directive in the exercise of its functions.”  In order for a Local Planning Authority to 

comply with regulation 9(5) it must "engage" with the provisions of the Habitats Directive.  

Woolley v Morge determined that in order to discharge its regulation 9(5) duty a Local 

Planning Authority must consider in relation to an application (full, outline or listed building) the 

following:- 
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(i) whether any criminal offence under the 2010 Regulations against any European Protected 
Species is likely to be committed; and 
 
(ii) if one or more such offences are likely to be committed, whether the LPA can be satisfied 

that the three Habitats Directive ""derogation tests"" are met. Only if the LPA is 
satisfied that all three tests are met may planning permission be granted. 

 
 
1.  the development must be for one of the reasons listed in regulation 53(2) of the 2010 
Regulations.   As follows  
 
(a) scientific or educational purposes; 
(b) ringing or marking, or examining any ring or mark on, wild animals; 
(c) conserving wild animals or wild plants or introducing them to particular areas; 
(d) protecting any zoological or botanical collection; 
(e) preserving public health or public safety or other imperative reasons of overriding public 
interest including those of a social or economic nature and beneficial consequences of primary 
importance for the environment; 
(f) preventing the spread of disease; or 
(g) preventing serious damage to livestock, foodstuffs for livestock, crops, vegetables, fruit, 
growing timber or any other form of property or to fisheries. 
 
2. there must be no satisfactory alternative, and 
3. favourable conservation status of the European Protected Species in their natural range 
must be maintained – this is the test that drives the need for the developer to provide 
replacement habitat. 
 
The content of paragraph 118 of the NPPF is also applicable to the consideration of this 
proposal as it states that when determining planning applications, consideration must be given 
to 6 principles. The two following principles are applicable to this scheme:  
 

1) If significant harm is caused which cannot be avoided or mitigated by conditions then 
planning permission should be refused. 

2) Opportunities to integrate biodiversity in and around developments should be 
supported. 
 

The Place Services Ecologist has been consulted on this application and officers are currently 
awaiting a response in relation to this proposal. The Ecologist’s response in relation to this 
proposal will be provided verbally to the committee at the meeting.  
 
Paragraph 121 of the NPPF makes it clear that planning decisions should make sure that the 
site is suitable for its new use taking account the hazards of any previous use. As the site is 
currently a field, subject to agricultural practices which could have included the spraying of 
crops with chemicals in the past, a contaminated land report has been submitted to the council 
for consideration. The Council’s Contaminated Land Officer in the Environmental Health team 
has reviewed the report and has advised that subject to the imposition of conditions, he does 
not object to the scheme. Therefore, it is considered that it is in compliance with paragraph 
121 of the NPPF. 
 
Paragraph 112 of the NPPF deals with the loss of agricultural land and makes it clear that in 
the consideration of planning applications where the best and most versatile agricultural land 
(Grades 1 to 3a) is to be lost for significant amounts of development this has to be 
demonstrated to be necessary and consideration should be given to the development of 
poorer agricultural land in preference.  It is clear on reviewing the Natural England maps for 
the district that the majority of the land in Mid Suffolk is grade 3 (whether it is 3a or 3b is not 
defined) with the remainder being higher quality grade 2 land. There is very little land in the 
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district in the lower categories (4 - 5) and as such it is considered that the loss of a small parcel 
of Grade 3 land when taken into the context of the amount of Grade 3 land that exists in the 
district as a whole is acceptable and that the proposal accords with that contained in 
paragraph 112 of the NPPF.  
 
Heritage Issues (The Setting Of Neighbouring Listed Buildings] 
 
22. Policy HB1 (Protection of Historic Buildings) places a high priority on the protection of 

the character and appearance of historic buildings, particularly the setting of Listed Buildings. 

Policy MP5 of the Neighbourhood plan requires schemes to also protect the setting of the 

historical environment. 

 

In paragraph 17 of the NPPF it makes it clear that development should “conserve heritage 

assets in a manner appropriate to their significance, so that they can be enjoyed for their 

contribution to the quality of life of this and future generations”.  Para 131 goes on to state that 

“In determining planning applications, local planning authorities should take account of; the 

desirability of sustaining and enhancing the significance of heritage assets and putting them to 

viable uses consistent with their conservation; the positive contribution that conservation of 

heritage assets can make to sustainable communities including their economic vitality; and the 

desirability of new development making a positive contribution to local character and 

distinctiveness.”  Furthermore Para 132 states “When considering the impact of a proposed 

development on the significance of a designated heritage asset, great weight should be given 

to the asset’s conservation. The more important the asset, the greater the weight should be. 

Significance can be harmed or lost through alteration or destruction of the heritage asset or 

development within its setting. As heritage assets are irreplaceable, any harm or loss should 

require clear and convincing justification.” 

 
The Council’s Heritage officer has been consulted on this scheme and he has confirmed that 
in his opinion the scheme will not have an impact on any listed buildings within the village, nor 
will it impact on the Conservation Area. As such, it is considered that the proposal complies 
with the requirements of paragraph 132 of the NPPF, policy HB1 of the Local Plan and policy 
MP5 of the Neighbourhood Plan. 
 
ENVIRONMENT AND FLOOD RISK 
 
23. Paragraph 100 of the NPPF makes it clear that inappropriate development in areas of 
flood risk should be avoided by directing development away from areas of highest risk. The 
contents of policy CS4 of the Mid Suffolk Core Strategy is in line with the requirements of the 
NPPF in terms of flood risk and carries significant weight in the determination of this 
application.  
 
Objections have been received to this scheme stating that the site floods and that surface 
water and fowl water during heavy rain is a problem. The applicant has produced a Flood Risk 
Assessment document where they state that the site has been hydraulically tested and that it 
lies in a flood zone 1 area, which is land at least risk of flooding. On reviewing the Environment 
Agency’s Flood Zone maps, the majority of the site lies within a flood zone 1 area (this being 
the part where the dwellings would be built on) with the most northern part of the site (which is 
shown as the attenuation area in the indicative site plan) being land within a flood zone 3 area 
which is land at the highest risk of flooding. 
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The Environment Agency and the County SuDs Team objected to this proposal as the 
applicant is proposing to re-model the existing watercourse to make the most northern part of 
the site the drainage area for the whole site. The County SuDs team stated that this form of 
drainage would not be recognised by the Environment Agency and that a different layout 
would be required where the drainage for the site would also need to be in the flood zone 1 
area. The Environment Agency commented that the applicant’s FRA was not fit for purpose as 
the impacts of the scheme in terms of drainage could not be assessed in line with the 
requirements of the NPPG and the NPPF and additional details were requested. On receipt of 
this additional information, the Environment Agency is still maintaining their objection to the 
scheme. They have again commented that for them to support this scheme, the dwellings and 
their surface water drainage need to be in a flood zone 1 location. 
 
Having regards to the above, it is considered with the information as submitted in terms of 
flood risk that the scheme cannot be supported and that it fails the requirements of paragraph 
100 of the NPPF and policy CS4 of the Mid Suffolk Core Strategy. However, as the 
Environment Agency and County SuDs objections are based on the fact that insufficient 
information has been received to deal with flood risk issues, the Council believes it can work 
with the applicant to receive this information to overcome the flood risk and drainage 
objections to this scheme.  
 
Infrastructure -  Planning Obligations / CIL contributions 
 
24. Objections have been received to this scheme on the grounds that the local infrastructure, 
which includes the local schools and health care, is insufficient to meet the need of the 
residents of this proposal. Comment has been made that if the scheme is approved without 
suitable provision, then it will cause a negative impact on the existing community of 
Mendlesham. 
 
The Council has now implemented CIL which accordingly takes on board requirements such 
as open space contribution, NHS and education contributions.   
 
As part of this proposal the following contributions will be sought under the Council’s CIL 
Scheme: 
 

 A £203,041 contribution towards, pre-school, primary, secondary and post 16+ 
education provision 

 A £90,000 contribution for improvements to the local library provision. 
 
It is considered that the contribution requested for education will address the issues raised by 
the objectors. The NHS Trust has not requested a contribution with this scheme to expand the 
existing doctor’s surgery in the village.  
 
Affordable Housing is not part of CIL and members should note that policy to seek up to a 35% 
provision remains in effect. This requirement is repeated in policy MP3 of the Neighbourhood 
Plan. Affordable Housing of 35% is proposed and recommended to be secured for this 
proposal in line with local policy. 
 
In accordance with the Community Infrastructure Levy Regulations, 2010, the obligations 
recommended to be secured above by way of a planning obligation deed are (a) necessary to 
make the Development acceptable in planning terms (b) directly related to the Development 
and (c) fairly and reasonably relate in scale and kind to the Development.   
 
Details Of Financial Benefits / Implications (S155 Housing and Planning Act 2016) 
 

 Financial gain from the sale of the part of the land which is owned by the Council.  

 Council Tax payments from the dwellings when built. 
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 35% affordable housing arising from the scheme. 

 Planning Delivery Grant from Central Government for delivering the dwellings. 

 S106 Agreement: 
 £5000 towards the provision of two bus stops adjacent to the site. 

 

 CIL: 
 £203,041 towards the provision of pre-school, primary, secondary and 

post 16 education requirements. 
 £90,000 contribution for improvements to the local library provision. 

 
 
 

PART FOUR – CONCLUSION  
 
Planning Balance 
 

25. The proposal for residential development on land off Church Road in Mendlesham is 
considered to be contrary to the adopted Mid Suffolk Core Strategy as the application site 
lies within the countryside outside the built framework of the settlement of Mendlesham on 
what is unused agricultural land.   
 
However, as the housing policies in the Core Strategy are out of date due to the Council 
not having a deliverable five year supply of housing, this scheme falls to be considered in 
relation to paragraph 14 and 49 of the NPPF which relate to residential development and 
sustainable development.  The requirements of policy MP1 of the Mendlesham 
Neighbourhood Plan which supports residential development outside the settlement limits 
of the village, if the scheme can be demonstrated to be sustainable is also applicable. 
 
Paragraph 14 states that where the development plan for the area is out of date 
permission should be granted unless any adverse impacts of doing so would significantly 
and demonstrably outweigh the benefits, when assessed against the policies in the NPPF 
as a whole or specific policies in the NPPF which indicate that the development should be 
restricted. Whilst it has been identified that the proposal will have an adverse impact on 
the quality of the landscape character of the area, and that it will result in the irreplaceable 
loss of countryside and there are flood risk and drainage issues that the Council believes it 
can resolve with the applicant, it is considered that the benefits that the scheme brings 
such as the provision of new housing and contributions towards local infrastructure and 
having regards to the fact that there are no objections from the Council’s consultees to the 
scheme in relation to: highway safety; the impact of traffic on the highway network; design; 
crime prevention; amenity; pollution; contamination; ecology and landscape that the 
proposal constitutes sustainable development which should be approved planning 
permission as referred to in paragraph 14 of the NPPF. 
 
 
Statement Required By Article 35 Of The Town And Country Planning (Development 
Management Procedure) Order 2015. 
 
26. When determining planning applications The Town and Country Planning 

(Development Management Procedure) (England) Order 2015 requires Local 
Planning Authorities to explain how, in dealing with the application they have worked 
with the applicant to resolve any problems or issues arising.  

 
27. In this case the planning authority has worked with the applicant to attempt to resolve 

flood risk matters. 
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Identification of any Legal Implications of the decision 
 
28. There are no known legal implications derived from the determination of this 

application. 
 
29. The application has been considered in respect of the current development plan 

policies and relevant planning legalisation.  Other legislation including the following 
has been considered in respect of the proposed development.  

 
 - Human Rights Act 1998 
 - The Equalities Act 2012 
 - Town & Country Planning (Listed Buildings & Conservation Areas) Act 1990 

- Natural Environment and Rural Communities (NERC) Act 2006 (any rural site) 
 - The Conservation of Habitats and Species Regulations 2010 
 - Localism Act 

- Consideration has been given to the provisions of Section 17 of the Crime and 
Disorder Act, 1998, in the assessment of this application but the proposal does not 
raise any significant issues.  

 
 
RECOMMENDATION 
 
30. That authority is delegated to Professional Lead - Growth & Sustainable Planning to grant 
full planning permission subject to matters relating to drainage being resolved to the 
satisfaction of the Environment Agency and the County Council SuDs Team and the prior 
completion of a Section 106 or Undertaking on terms to their satisfaction to secure the 
following heads of terms: 
 

 35% Affordable Housing to be transferred over to a Registered Provider 

 To secure the provision of public open space to be managed by a dedicated 
management company 

 To secure off site highway improvement works (pavement adjacent to the entrance 
into the site) 

 £5000 contribution towards the provision of two bus stops adjacent to the site. 
 
and that such permission be subject to the conditions as set out below 
 
 

1) Three year time limit for submission of reserved matters  
2) Reserved matters (outline) 
3) Existing tree protection 
4) Contaminated land 
5) Construction management agreement 
6) External lighting 
7) Commencement period for landscaping 
8) Protection of birds during construction period 
9) Works to be carried out in line with the ecological report. 
10) Design Code 
11) Archaeology 
12) Highway Conditions 
13) Surface water drainage 
14) Fire hydrant condition 
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Committee Report     

 

Committee Date: 22 February 2017 

  

Item No: 4 Reference: 3931/16 
Case Officer: RB 

    

 

Description of Development: Outline permission sought for the erection 

of 1 No. detached dwelling (with landscaping, appearance, layout and 

scale forming the Reserved Matters).  

Location: Melbury, Green Road, Woolpit IP30 9RG 

Parish: Woolpit  

 

Ward: Woolpit  

Ward Member/s: Cllr Storey 

  

Site Area: 0.1 

Conservation Area: N/A  

Listed Building: N/A 

 
Received: 20/09/2016 09:00:43 

Expiry Date: 24/02/2017 

 

 

Application Type: Outline Planning Permission 

Development Type: Minor Dwellings 

Environmental Impact Assessment: N/A 

 

Applicant: Mr & Mrs J Revett 

Agent: Philip Cobbold Planning Consultancy 

 

DOCUMENTS SUBMITTED FOR CONSIDERATION 

 

List of applications supporting documents and reports  

 

Defined Red Line Plan: 
 
The defined Red Line Plan for this application is Drawing entitled Site Plan received 21 
November 2016 only.  This drawing is the red line plan that shall be referred to as the defined 
application site.  Any other drawings approved or refused that may show any alternative red 
line plan separately or as part of any other submitted document have not been accepted on the 
basis of defining the application site.   
 
Plans and Documents:  
  
Application Form - Received 19/09/2016  

Design and Access Statement – Received 19/09/2016 

Enviroscreen Report by Argyll Environmental dated 12/08/2016 - Received 19/09/2016 

Page 263

Agenda Item 9d



Land Contamination Questionnaire - Received 19/09/2016 

Location Plan- Received 19/09/2016 

Visibility Splay Drawing - Received 21/11/2016 

Site Plan – Received 21/11/2016 

Revised Ownership Certificate- Received 07/12/2016 

 

The application, plans and documents submitted by the Applicant can be viewed online at 

www.midsuffolk.gov.uk via the following link: 

 

http://planningpages.midsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=d

ocuments&keyVal=_MSUFF_DCAPR_109833 

 

Alternatively, a copy is available to view at the Mid Suffolk and Babergh District Council 

Offices. 

 

SUMMARY 

 

The proposal has been assessed with regard to adopted development plan policies, the 
National Planning Policy Framework and all other material considerations. The officers 
recommend approval of this application.  The proposed development represents sustainable 
development that would not harm the surrounding landscape, highway network, neighbour 
amenity or biodiversity. 
 
 

PART ONE – REASON FOR REFERENCE TO COMMITTEE 
 

 
The application is referred to committee for the following reason/s: 
 
1. This application is reported to committee as the agent is employed by the Council.   
 

The Monitoring Officer has reviewed the application file and is satisfied that the 
application has been processed properly and correctly in accordance with all 
established procedures and requirements. 

 
 
 

PART TWO – APPLICATION BACKGROUND  
 

 

This section details history, policies, advice provided, other legalisation and events that form 

the background in terms of both material considerations and procedural background.     

 

History 

 

2. There is no relevant planning history. 

 

Details of Previous Committee / Resolutions 

 

3. None 
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Details of Member site visit  

 

4. None 

 

Details of any Pre Application Advice 

 

5. The applicants sought pre-application advice from the Local Planning Authority in 

2016. Officers advised that whilst the dwelling is located in the countryside the 

applicants may be able to demonstrate the proposal would form sustainable 

development. 

 
 

PART THREE – ASSESSMENT OF APPLICATION  
 

 
Consultations 
 
6. This is a summary of the consultation responses received. The full 

representations are included within the Committee Bundle. 
 
 
Woolpit Parish Clerk- The Parish Council object to this proposal considering it contrary to 
policies GP1, SB1, SB3 and CL8 of Mid Suffolk Local Plan. Any dwelling on the indicated site 
would necessitate the removal of trees, shrubs and hedgerows to the detriment of this wooded 
area which is an open aspect coming from the main area of the village. Without further details 
of where the dwelling would be sited within the defined marked area, Cllrs continue to object to 
the proposal. The site is outside the current settlement boundary. 
 
Suffolk County Council - Highways - No objection subject to a condition. 
 
MSDC - Environmental Health - Land Contamination- No objection 
 
MSDC - Tree Officer - The tree officer provides comments on the application stating that 
without a layout plan it is difficult to ascertain which trees are required for removal. If the 
numbers given (2) are correct and relate only to existing ornamental garden trees then it is 
unlikely they are of particular importance. However, trees/hedges along the northern 
boundary will be valuable in screening any development. Clarification should also be sought 
regarding possible removal requirements to accommodate highway visibility splays. 
 
No further response from the Tree Officer has been provided given the change to the 
proposed access to now utilise the existing access.  
 
 
Representations 
 
7. No neighbour or third party responses have been received. 
 
The Site and Surroundings 
 
8. The application site forms part of the side garden of Melbury; a detached one and a half 

storey dwelling occupying a reasonably sized site in the countryside. Melbury 
addresses the road and is situated on a bend in the road. Melbury benefits from an 
existing vehicular access from the highway leading to a private driveway. The 
application site is located to the north of Melbury and is bounded to the north and east 
boundaries by trees and hedgerow.  
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 To the south of the application site, beyond the existing dwelling, is s paddock and a 
cluster of residential properties. To the north and west of the site are arable fields and 
to the east, on the opposite side of the road is a small copse. 

 
 The site is approximately 0.3 miles from the settlement edge of Woolpit. 
 
The Proposal 
 
 
9. The application seeks Outline Planning Permission for one new dwelling  with 

appearance, landscaping, layout and scale forming the reserved matters.  
 
 The proposal originally sought to create a new vehicular access to serve the new 

dwelling. However due to the site being situated on a bend the required visibility splays 
extended overland outside the ownership of the applicant. The proposal was 
subsequently altered to utilise and improve the existing access to Melbury.  

 
 The application form indicates that the proposed dwelling would have four or more 

bedrooms and would provide parking for two cars.  
 
 The design and access statement indicates that two ornamental trees within the side 

garden would need to be removed to facilitate a dwelling within the application site. 
 
NATIONAL PLANNING POLICY FRAMEWORK 
 
10. The National Planning Policy Framework (NPPF) contains the Government's planning 

policies for England and sets out how these are expected to be applied.  Planning law 
continues to require that applications for planning permission are determined in 
accordance with the Development Plan unless material considerations indicate 
otherwise.  The policies contained within the NPPF are a material consideration and 
should be taken into account for decision-making purposes.   

 

 Paragraph 6- The purpose of the planning system is to contribute to the 
achievement of sustainable development.  The policies in paragraphs 18 to 219, 
taken as a whole, constitute the Government’s view of what sustainable 
development in England means in practice for the planning system. 

 Paragraph 7 details the three roles of sustainable development as economic, social 
and environmental and that development should seek to provide enhancements to 
these roles. 

 Paragraph 8 states that the three roles of sustainable development should be 
sought jointly and not in isolation. 

 Paragraph 17 lists the 12 core planning principles. Most notable are, that all 
development should secure high quality design, high level of amenity, support the 
transition to a low carbon future and actively manage patterns of growth to make 
the fullest possible use of public transport, walking and cycling, and focus 
significant development in locations which are or can be made sustainable. 

 Paragraph 30 details that in preparing Local Plans, local planning authorities 
should support a pattern of development which, where reasonable to do so, 
facilitates the use of sustainable modes of transport. 

 Paragraph 32 necessitates that all decisions should take account of whether safe 
and suitable access to the site can be achieved for all people. 

 Paragraph 49 states that housing applications should be considered in the context 
of the presumption in favour of sustainable development. Relevant policies for the 
supply of housing should not be considered up-to-date if the local planning 
authority cannot demonstrate a five-year supply of deliverable housing sites. 
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 Paragraph 55 sets out that to promote sustainable development in rural areas, 
housing should be located where it will enhance or maintain the vitality of rural 
communities and not be considered isolated. 

 
CORE STRATEGY 
 
11. Summary of relevant policies Core Strategy 2008 and Core Strategy Focused Review: 
 

 Policy CS1 "Settlement Hierarchy" sets out the distribution of housing across the 
district. 

 Policy CS2 "Development in the Countryside and Countryside Villages" defines the 
categories of development which may be supported in the countryside. This does 
not include new private market dwellings.  

 Policy CS4 “Adapting to Climate Change” details that development proposals will 
contribute to the delivery of sustainable development and to plan for climate 
change through addressing its causes and potential impacts in terms of flood risk, 
biodiversity and pollution. 

 Policy CS5 “Mid Suffolk’s Environment” states that all development will maintain 
and enhance the environment and retain local distinctiveness of an area. It will 
protect and conserve landscape qualities. 

 Policy FC1 "Presumption in favour of sustainable development" details that when 
considering development proposals the Council will take a positive approach that 
reflects the presumption in favour of sustainable development contained in the 
National Planning Policy Framework. It will always work proactively with applicants 
jointly to find solutions which mean that proposals can be approved wherever 
possible, and to secure development that improves the economic, social and 
environmental conditions in the area. 

 Policy FC1.1 "Mid Suffolk approach to delivering Sustainable Development" sets 
out that development proposals will be required to demonstrate the principles of 
sustainable development and will be assessed against the presumption in favour of 
sustainable development. Proposals for development must conserve and enhance 
the local character of the different parts of the district. 

 
NEIGHBOURHOOD PLAN / SUPPLEMENTARY PLANNING DOCUMENTS /AREA 
ACTION PLAN 
 
12. None  
 
SAVED POLICIES IN THE LOCAL PLAN 
 
13. Summary of policies in the Mid Suffolk Local Plan 1998: 
 

 Policy GP1 “Design and layout of Development” sets out the design principles for 
all development in Mid Suffolk. Proposals should maintain or enhance the 
character and appearance of their surroundings and the site. Development should 
respect the scale and density of surrounding development, incorporate and protect 
important natural landscape features and make proper provision for parking in 
manner which does not dominate the appearance of the development. 

 Policy H13 “Design and Layout of Housing Development” details that new housing 
development will be expected to achieve a high standard of design and layout and 
be of a scale and density appropriate to the site and its surroundings. It should 
respect the character of the site and the relationship with the surrounding area, not 
unduly affect amenities of neighbouring residents, have adequate privacy and 
private amenity, retain landscape features unless impracticable or unnecessary 
and provide satisfactory access to the highway network. 
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 Policy H15 “Development to Reflect Local Characteristics” states that new housing 
should be consistent with the pattern and form of development in the neighbouring 
area, the character of its setting, site constraints and the sites configuration 
including its natural features.  

 Policy H16 “Protecting Existing Residential Amenity” details that the permission will 
be refused if the development will materially reduce the amenity and privacy of 
adjacent dwellings or erodes the character of the surrounding area. 

 Policy T9 “Parking Standards” states that development proposals shall accord with 
the adopted parking standards  

 Policy T10 “Highway Considerations in Development” details that regard will be 
given to the safe access to and egress from the site, suitability of existing roads for 
safe access and amount and type of traffic generated, adequate space for parking 
and turning cars within the site. 

 
Officer's Assessment 
 
14. From an assessment of relevant planning policy and guidance, representations 

received, the planning designations and other material issues the main planning 
considerations considered relevant to this case are set out including the reason/s for 
the decision, any alternative options considered and rejected.  Where a decision is 
taken under a specific express authorisation, the names of any Member of the Council 
or local government body who has declared a conflict of interest are recorded. 

 
The Principle Of Development 
 
15. The application site is situated over 0.3 miles from the settlement boundary for Woolpit 

as defined by Inset Map No. 94a of the Mid Suffolk Local Plan (1998). The site is 
therefore considered within open countryside as identified by Policy CS1 "Settlement 
Hierarchy" of the Mid Suffolk Core Strategy DPD (2008). Policy CS2 "Development in 
the Countryside and Countryside Villages" of the Core Strategy details that countryside 
development will be restricted to defined categories and excludes new market 
dwellings. 

 
16. However, the local authority cannot demonstrate a five year land supply for deliverable 

housing sites. Paragraph 49 of the National Planning Policy Framework ("NPPF") 
states; 

 
 "Relevant policies for the supply of housing should not be considered up-to-date if the 

local planning authority cannot demonstrate a five-year supply of deliverable housing 
sites."   

 
17. Consequently policies relating to the supply of housing, mainly CS1 and CS2 should not 

be considered up-to-date. On this basis residential development on the site should be 
considered on its own merits. 

 
18. Paragraph 14 of the NPPF reads, 
 
 "where the development plan is absent, silent or relevant policies are out of date, 

granting permission unless 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; or specific policies in this Framework indicate 
development should be restricted"  
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19. The NPPF requires that development be sustainable and that adverse impacts do not 
outweigh the benefits. The NPPF (paragraph 7) defines three dimensions to sustainable 
development- the economic role, social role and environmental role. These roles should 
not be considered in isolation and paragraph 8 of the NPPF identifies that 
environmental, social and economic gains should be sought jointly. Therefore the Core 
Strategy Focus Review 2012 (post NPPF) policies FC1 and FC1.1 seeks to secure 
development that improves the economic, social and environmental conditions in the 
area and proposals must conserve and enhance local character. 

 
20. Paragraph 55 of the NPPF sets out that to promote sustainable development in rural 

areas, housing should be located where it will enhance or maintain the vitality of rural 
communities and not be considered isolated. 

 
21. The proposal therefore must be determined with regard to sustainable development as 

defined by the NPPF.  
 
Sustainable Development 
 
22. The application site is connected by road to the settlement of Woolpit and is situated 0.3 

miles (approximately 6 minute walk) from the edge of the settlement boundary of 
Woolpit. The road, Green Lane, connecting the site with Woolpit has no footway but 
benefits from wide verges and has open countryside on either side of the road.   

 
23. Woolpit is designated under policy CS1 of the Core Strategy as a Key Service Centre. 

Woolpit benefits from a primary school, health care centre, pub, post office, co-op and 
petrol station. There is a regular bus service (one an hour) from Woolpit (outside the 
post office) to Bury St Edmunds and Stowmarket. The bus service also stops in the 
village of Elmswell where there is rail connection for Cambridge to Ipswich and Diss to 
London.  

 
24. The application site is also located 0.2miles from the former settlement boundary of 

Woolpit Green. This settlement boundary was removed following the adoption of the 
Core Strategy in 2008. Woolpit Green is a hamlet of dwellings which benefits from a 
butchers shop. There is also a bus stop for the 472 bus service which operates every 
Friday in a circular route from outside the post office in Woolpit to Drinkstone, 
Rattlesden and back to Woolpit Green. The bus then returns from Woolpit Green 
through Rattlesden and Drinkstone in the afternoon. Opposite Woolpit Green is a Public 
Right of Way which extends towards the centre of Woolpit. 

 
25. The application site is therefore in close proximity and reasonably connected to the 

services and facilities of Woolpit and Woolpit Green. Subsequently the dwelling would 
support the local rural economy and overall rural vitality in accordance with paragraph 
55 of the NPPF. 

 
26. Whilst the road connection does not provide a footway given the openness of the road, 

the wide verges, short distance and speed limit of 30mph; it is deemed likely that 
residents would opt to walk or cycle into the centre of Woolpit in order to use the wide 
range of facilities and services required for future residents daily needs. Indeed, the 
case officer observed a number of pedestrians walking into the village when 
undertaking a site visit. Nevertheless, there is also the alternative route along the public 
right of way from Woolpit Green. The good bus service in Woolpit also allows for travel 
to larger settlements without the need for a private car. Your officers therefore consider 
the site is located as to take advantage of more sustainable modes of transport and to 
be a relatively sustainable location. 
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27. The development would therefore lead to a development which supports the rural 
economy, provides a social benefit through an additional dwelling, albeit a private 
dwelling and is positioned as to allow for more sustainable modes of transport; 
environmental benefit. 

 
28. The site is well enclosed with boundary trees and hedging to the north and any new 

dwelling would form part of the cluster of dwellings nestled within the existing trees. The 
development would also utilise the existing access rather than creating a new access 
thus making any new dwelling less conspicuous. The development would safeguard the 
rural character of the area.  

 
29. Overall the proposal is considered to adhere to the principles of sustainable 

development as to safeguard the local character and provide environmental, social and 
economic gains as required by policy FC1 and FC1.1 of the Focused Review and the 
overarching aims of the NPPF. Consequently the principle of this development is 
accepted subject to other material considerations. The main consideration are: 

 

 Impact on landscape 

 Impact on highways 

 Impact on neighbour amenity 

 Impact on biodiversity 
 
Impact on Landscape 
 
30. Core Strategy Policy CS5 requires development to enhance or maintain local 

distinctiveness. Policy GP1 of the Mid Suffolk Local Plan 1998 and Policy FC1.1 of the 
focused review Core Strategy also supports development that maintains and enhances 
the character and appearance of the surrounding area. 

 
31. The site is bounded to three sides with a tree border. Consequently the site is already 

well screened from wider views of the countryside but would allow the dwelling to be 
glimpsed between the tree border along the road, similar to the host dwelling. Any future 
dwelling would relate to the cluster of dwellings.  

 
32. The provision of a dwelling would result in the loss of two ornamental trees and the 

removal of a small tree and hedgerow to improve the visibility splays. Given the strong 
boundary of trees to the north and east this loss is not deemed harmful to the character 
and appearance of the area. The application site has a reasonable plot size as to allow 
for a dwelling to be constructed without resulting in harm or the loss of these trees to the 
north and east. It is noted that none of the trees are subject to a tree protection order. 
Landscaping details along with tree protection measures will be secured through 
condition. The layout and scale of the resulting dwelling will be subject to a further 
application.  

 
33. The trees are located to the north and east of the site and subsequently are unlikely to 

form a future nuisance to future occupiers of the site. Nevertheless, this is a matter 
which should be taken into account when designing the layout and appearance of the 
dwelling. 

 
34. The development is therefore considered to safeguard in a sustainable manner the 

character and appearance of the settlement.  
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Impact on Highways 
 
35. The development seeks to utilise the existing vehicular access to Melbury. This will 

extend across the existing driveway into the application site. The existing vehicular 
access will be improved to provide the necessary visibility splays. Suffolk County 
Council raises no objection to the development and recommends a condition ensuring 
the implementation and retention of the visibility splays. 

 
36. The resulting traffic from one dwelling would not result in any adverse impact to the 

highway network in term of traffic generation and safety. 
 
37. The application form indicates that the dwelling will be 4 or more bedrooms and will 

provide two parking spaces. Policy T9 and T10 of the Mid Suffolk Local Plan states that 
development should accord with the adopted parking standards. The parking standards 
adopted by the Council are Suffolk County Councils Guidance for Parking- Technical 
Guidance Adopted November 2014, Second Edition - November 2015. The parking 
standards for a dwelling of 4 or more bedrooms would require a minimum of three 
parking spaces. There is considered sufficient space within the site to provide this 
parking provision. Nevertheless a condition is to be included relating to the agreement 
of the provision of on-site parking.  

 
Impact on Residential Amenity 
 
38. The application site is located approximately 19m from the side of Melbury. It is 

considered that it is possible to construct a new dwelling in this location without causing 
harm to neighbour amenity in terms of loss of light, overlooking, overshadowing or being 
an over-bearing development. The joint use of the existing access is also considered 
unlikely to harm neighbour amenity of the occupants of Melbury. The impact on 
residential amenity will be subject to consideration as part of the reserved matters.   

 
Impact on biodiversity 
 
39. Maps of the location do indicate a pond located within the northern corner of the site. 

There are no records of great crested newts in this locality. The application site is 
domestic garden area with mown lawn. The proposal will not affect gravel pits, affect the 
aquatic habitats (reedbeds, marshes, grazing) or a brownfield site. Surrounding the site 
to the north and west is arable land. There are large trees along the tree boundary which 
are not proposed to be removed. Subsequently it is unlikely the proposal will harm bats 
in terms of loss of habitat or lighting given the domestic nature of the site. 

 
40. As such the construction of a new dwelling in this location is unlikely to result in the 

significant loss of wildlife habitat and harm to protected species as the majority of land 
will remain domestic garden. 

 
Financial Contributions and Community Infrastructure Levy 
 
41. The proposal is for a single dwelling and therefore is not subject to affordable housing 

contributions in accordance with altered policy H4 of the Mid Suffolk Local Plan. The 
development is also not subject to tariff style planning obligations (section 106 planning 
obligations) in accordance with the order of the Court of Appeal dated 13 May 2016, 
which give legal effect to the policy set out in the written ministerial statement of 28 
November 2014. 

 
42. The Community Infrastructure Levy is chargeable on all new housing units unless it is 

built by a self-builder. The agent has declared at this stage that the new dwelling is a 
self-build and a Self-Build Exemption is to be sought. 
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43. In regards to S155 of the Housing and Planning act 2016 the development will generate 
council tax and is a CIL chargeable development. Should the development be granted 
the Self-Build Exemption then no CIL monies will be required.  

 
 

PART FOUR – CONCLUSION  
 

 
Planning Balance 
 
44. The proposed development is in close proximity to the settlement boundary of Woolpit 

and will be well served by the range of facilities and services of Woolpit. The 
development will in turn support the rural vitality and economy of Woolpit. The 
development is therefore considered to constitute sustainable development.  

 
45. The development will not harm the landscape, result in the significant loss of trees, 

harm to highway safety, neighbour amenity and is unlikely to lead to harm to protected 
species. 

 
46. When taken as a whole and as a matter of planning judgement, the proposal is 

considered to adhere to the development plan and NPPF and therefore can be 
considered sustainable development. There is a presumption in favour of sustainable 
development. The application is therefore recommended for approval. 

 
Statement Required By Article 35 Of The Town And Country Planning (Development 
Management Procedure) Order 2015. 
 
47. When determining planning applications The Town and Country Planning 

(Development Management Procedure) (England) Order 2015 requires Local Planning 
Authorities to explain how, in dealing with the application they have worked with the 
applicant to resolve any problems or issues arising.  

 
48. In this case the application as initially submitted raised an objection from Highways as 

the proposed visibility splay would extend across land outside of the applicant's control. 
The Local Planning Authority advised that this objection could be overcome by moving 
the access to the north. The agent opted to utilise the existing access to create a shared 
vehicular access for the new dwelling and existing dwelling. This resulted in the 
application site be enlarged and the application being subject to a new start date and 
re-consultation. The amended scheme overcame the highways objection. 

 
Identification of any Legal Implications of the decision 
 
49. It is not considered that there will be any Legal Implications should the decision be 

approved. 
 
50. The application has been considered in respect of the current development plan policies 

and relevant planning legalisation.  Other legislation including the following have been 
considered in respect of the proposed development.  

 
-  Human Rights Act 1998 
-  The Equalities Act 2012 
-  Town & Country Planning (Listed Buildings & Conservation Areas) Act 1990 
-  Natural Environment and Rural Communities (NERC) Act 2006 (any rural site) 
-  The Conservation of Habitats and Species Regulations 2010 
-  Localism Act 
-  Consideration has been given to the provisions of Section 17 of the Crime and 

Disorder Act, 1998, in the assessment of this application but the proposal does not 
raise any significant issues.  
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RECOMMENDATION 
 
That authority be delegated to Professional Lead - Growth & Sustainable Planning to 
grant Outline Planning Permission and that such permission be subject to the 
conditions as set out below: 
 

 Standard Time limit 

 Approval of Reserved Matters 

 Accord with approved plans 

 Highways condition- Visibility splays 

 Concurrent with Reserved Matters- Parking provision  

 Details of Materials 

 Concurrent with Reserved Matters- Soft Landscaping scheme to be agreed 
including trees to be retained/removed and protection measures 

 Implementation of landscaping. 
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Committee Report     

 

Committee Date: 22 February 2017 

  

Item No: 5 Reference: 3845/16 
Case Officer: RUBI 

    

 

Description of Development: Erection of detached dwelling and garage. 
Location: Land adjacent Green Farm Cottage, The Green, Redgrave, 

IP22 1RR 

Parish: Redgrave 

 

Ward Member/s: Cllr Jessica Fleming Cllr Derek Osborne  

Site Area: 0.13 hectares 

Conservation Area: YES  

Listed Building: Affects setting of a listed building 

 
Received: 11/09/2016  

Expiry Date: 23/03/2017 

 

 

Application Type: Full Planning Permission 

Development Type: Minor Dwellings 

Environmental Impact Assessment: N/A 

 

Applicant: Burgess Homes Ltd 

Agent: Philip Cobbold Planning Consultancy 

 

DOCUMENTS SUBMITTED FOR CONSIDERATION 

 

List of applications supporting documents and reports  

 

Defined Red Line Plan: 
 
The defined Red Line Plan for this application is the plan at scale 1:1250 entitled Erection of 
Detached Dwelling with Garage received 12th September 2016 only.  This drawing is the red 
line plan that shall be referred to as the defined application site.  Any other drawings approved 
or refused that may show any alternative red line plan separately or as part of any other 
submitted document have not been accepted on the basis of defining the application site.   
 
Plans and Documents:  
  
Application Form - Received 12/09/2016. 

Design and Access Statement & Planning Statement – Received 12/09/2016. 

Ecological Scoping Survey at Green House Farm – Received 12/09/2016. 

Great Crested Newt Triturus cristatus Survey at Green House Farm – Received 12/09/2016. 
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Enviroscreen Report by Argyll Environmental dated 11/09/2016 - Received 12/09/2016. 

Land Contamination Questionnaire - Received 12/09/2016 

 

Erection of Detached Dwelling with Garage at scale 1:1250 - Received 12/09/2016. 

Drawing LSDP 11390.01 Tree Survey & Constraints Plan at scale 1:200 - Received 

12/09/2016. 

Drawing 4193 10 C Site Layout at scale 1:100 – Received 31/01/2017. 

Drawing 4193 11 C Ground & First Floor at scale 1:100 – Received 31/01/2017. 

Drawing 4193 12 C East & South (Front) Elevations at scale 1:100 – Received 31/01/2017. 

Drawing 4193 13 C West & North Elevations at scale 1:100 – Received 31/01/2017. 

 

The application, plans and documents submitted by the Applicant can be viewed online at 

www.midsuffolk.gov.uk via the following link: 

 

http://planningpages.midsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=

documents&keyVal=_MSUFF_DCAPR_109747 

 

Alternatively, a copy is available to view at the Mid Suffolk and Babergh District Council 

Offices. 

 

SUMMARY 

 

The proposal has been assessed with regard to adopted development plan policies, the 
National Planning Policy Framework and all other material considerations. The officers 
recommend approval of this application.  The proposed development represents sustainable 
development that would not harm the surrounding landscape, highway network or neighbour 
amenity. 
 
 

PART ONE – REASON FOR REFERENCE TO COMMITTEE 
 

 
The application is referred to committee for the following reason/s: 
 
The agent Phil Cobbold is currently employed as a consultant by Mid Suffolk and Babergh 

District Councils. 

 
 

PART TWO – APPLICATION BACKGROUND  
 

 

This section details history, policies, advice provided, other legalisation and events that form 

the background in terms of both material considerations and procedural background.     

 

History 

 

2. The planning history relevant to the application site is: 
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1478/15 
Planning Approval was granted for a new two-storey detached dwelling and triple 
garage on the neighbouring site to the east. 
 
2165/08 
Planning Approval was granted for a new one-and-a-half storey detached dwelling 
adjacent to Bramley Cottage (the property is now known as Stonewall Cottage and 
is located opposite/south of the site). 

 

Details of Previous Committee / Resolutions 

 

3. None 

 

Details of Member site visit  

 

4. None 

 

Details of any Pre Application Advice 

 

5. Pre application advice was not sought. 
 
 

PART THREE – ASSESSMENT OF APPLICATION  
 

 
Consultations 
 
6. This is a summary of the consultation responses received. The full  
 representations are included within the Committee Bundle. 
 
 
The Heritage officer considers that any development on this site would have a harmful 
impact on the character of the historic green, the Conservation Area and the setting of the 
adjacent listed buildings. 
 
The Environmental Health Officer has no objections to the application in respect of land 
contamination. 
 
The Arboriculture Officer has no objection to the application as the trees do not appear to 
be of any significant amenity value. The Arboriculture Officer has confirmed this following 
an enquiry in the Heritage Officer’s consultation response. 
 
The Archaeological Officer has no objection to the application. 
 
The Parish Council have no objection to the application but are concerned about the 
damage and obstruction of traffic on the track by construction vehicles, flooding from the 
pond, and the loss of trees on site. 
 
The SCC Highways Officer has no objection to the application but recommends conditions 
are attached regarding frontage enclosure and parking. 
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Representations 
 
7. This is a summary of the objections received from neighbours. 
 

 Agreement with Heritage Officer’s consultation response that opposes any 
development of the site as harmful to the Conservation Area and the setting of listed 
buildings. 

 The track, The Green, is an unmade road and cannot sustain any more residential 
development. 

 The track is also a footpath and additional traffic will have a detrimental impact on the 
right of way. 

 The plot and the land behind get water logged and are unsuitable for development. 

 The risk of flooding posed by the pond. 

 The loss of trees on site in a conservation area. 

 The proposed dwelling is out-of-character with neighbouring properties, with the 
exception of the new house under construction. 

 
 
The Site and Surroundings 
 
8.  

The site is located in the village of Redgrave. The site is within the village’s 
settlement boundary, the Conservation Area and the vicinity of several Grade II 
listed buildings. Directly opposite the site is the Grade II listed dwelling, Sunny 
View. To the northwest of the site is The Pightle, further north there is The Cottage 
and The Old Rectory, and to the southeast is Bridge House, all Grade II listed 
dwellings. Directly to the east of the site is Green Farm Cottage which the Heritage 
Officer considers to be an undesignated heritage asset.  
 
The site forms part of the garden for Green Farm, a large dwelling to the northwest 
of the site. The site has a large pond to the south and has several mature trees 
within the site and along the north and south boundaries.  
 
The Green is the access to the site and is an unmade road/track which provides 
access to several residential properties. There is an existing access driveway 
adjacent to the site that leads to Green Farm and the proposal is to use this 
existing driveway to provide access into the site.  
 
The site is currently open to the east and that adjoining area of land also used to 
be lawn and garden associated with Green Farm. At the time of the site visit the 
views east were of the dwelling under construction that was granted approval 
under planning reference 1478/15. To the west the site boundary is formed by a 
shingle driveway with a newly planting hedge on the opposite side. The views west 
are of Green Farm Cottage which was being renovated and re-roofed at the time 
of the site visit.  To the northwest there are clear views of Green Farm. Along the 
northern boundary trees, bushes and shrubs have been planted/grown up which 
screen views north of Redgrave common and the area designated as visually 
open important space. Trees, bushes and shrubs have also been planted/grown 
up along the southern, road side boundary which screens views into the site. 
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The Proposal 
 
9.  

The proposal is to erect a new three bedroom dwelling with associated driveway and 
garage. The proposed dwelling has a ‘T’ shape formation that is part 
one-and-a-half-storey and part single-storey in height. The main one-and-a-half-storey 
section is orientated south towards the road with a single storey wing on the east that 
runs perpendicular to the main building. The main element of the building has a 
traditional appearance. The design incorporates traditional elements such as pitched 
dormers, gable ends, and a catslide roof over the front porch. The walls are to be 
rendered, with a clay pantile roof.  

   
NATIONAL PLANNING POLICY FRAMEWORK 
 
10. The National Planning Policy Framework (NPPF) contains the Government's planning 

policies for England and sets out how these are expected to be applied.  Planning law 
continues to require that applications for planning permission are determined in 
accordance with the Development Plan unless material considerations indicate 
otherwise.  The policies contained within the NPPF are a material consideration and 
should be taken into account for decision-making purposes.   

 

 Paragraph 17 lists the 12 core planning principles. Most notable are that 
development should secure high quality design, high level of amenity, support the 
transition to a low carbon future and actively manage patterns of growth to make 
the fullest possible use of public transport, walking and cycling, and focus 
significant development in locations which are or can be made sustainable. 

 Paragraph 32 requires all decisions should take account of whether safe and 
suitable access to the site can be achieved for all people. 

 Paragraph 49 states that housing applications should be considered in the context 
of the presumption in favour of sustainable development. Relevant policies for the 
supply of housing should not be considered up-to-date if the local planning 
authority cannot demonstrate a five-year supply of deliverable housing sites. 

 Paragraph 128 requires applicants to describe the significance of any heritage 
assets affected including any contribution made to the setting. 

 Paragraph 129 requires local planning authorities to identify and assess the 
particular significance of any heritage asset that may be affected by a proposal.  

 Paragraph 132 states that great weight should be given to a Heritage assets 
conservation and the more important the Heritage asset the greater the weight 
should be. The NPPF reminds that heritage assets area irreplaceable and any 
harm or loss requires clear and convincing justification. 

 Paragraph 133 and 134 require that if “substantial harm” is identified the local 
planning authority should refuse consent unless the application meets certain 
criteria. If “less than substantial harm” is identified the local planning authority 
should weight the harm against the public benefit. 

 Paragraph 137 states that local authorities should look for opportunities for new 
development within Conservation Areas and within the setting of heritage assets 
subject to the development enhancing or better revealing Heritage asset’s 
significant. 

 
CORE STRATEGY 
 
11. Summary of relevant policies Core Strategy 2008 and Core Strategy Focused Review: 
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 Policy CS1 "Settlement Hierarchy" sets out the distribution of housing across the 
district and has designated Redgrave as a secondary village. 

 Policy CS5 “Mid Suffolk’s Environment” states that all development will maintain 
and enhance the environment and retain local distinctiveness of an area. It will 
protect and conserve landscape qualities. 

 Policy FC1 "Presumption in favour of sustainable development" details that when 
considering development proposals the Council will take a positive approach that 
reflects the presumption in favour of sustainable development contained in the 
National Planning Policy Framework. It will always work proactively with applicants 
jointly to find solutions which mean that proposals can be approved wherever 
possible, and to secure development that improves the economic, social and 
environmental conditions in the area. 

 Policy FC1.1 "Mid Suffolk approach to delivering Sustainable Development" sets 
out that development proposals will be required to demonstrate the principles of 
sustainable development and will be assessed against the presumption in favour 
of sustainable development. Proposals for development must conserve and 
enhance the local character of the different parts of the district. 

 
NEIGHBOURHOOD PLAN / SUPPLEMENTARY PLANNING DOCUMENTS /AREA 
ACTION PLAN 
 
12. None  
 
SAVED POLICIES IN THE LOCAL PLAN 
 
13. Summary of policies in the Mid Suffolk Local Plan 1998: 
 

 Policy GP1 “Design and layout of Development” sets out the design principles for 
all development in Mid Suffolk. Proposals should maintain or enhance the 
character and appearance of their surroundings and the site. Development should 
respect the scale and density of surrounding development, incorporate and protect 
important natural landscape features and make proper provision for parking in 
manner which does not dominate the appearance.  

 Policy HB1 “Protection of Historic Buildings” requires a high priority is placed on 
protecting the character and appearance of listed buildings including their setting. 

 Policy HB8 “Safeguarding the Character of Conservation Areas” requires 
protection is given to conservation areas with particular attention to the form, 
grouping, scale and design of new buildings, and the retention of natural features 
such as trees, hedges, gardens and other open space. 

 Policy SB2 “Development Appropriate to its Setting” requires consideration is 
given to various aspects a development including the setting of listed buildings and 
the appearance of the Conservation Area. 

 Policy SB3 “Retaining Visually Important Open Space” states the planning 
authority will resist development which would have a harmful effect on identified 
visually import open space. 

 Policy H13 “Design and Layout of Housing Development” details that new housing 
development will be expected to achieve a high standard of design and layout and 
be of a scale and density appropriate to the site and its surroundings. It should 
respect the character of the site and the relationship with surrounding area, not 
unduly affect amenities of neighbouring residents, have adequate privacy and 
private amenity, retain landscape features unless impracticable or unnecessary 
and satisfactory access to the highway network. 
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 Policy H15 “Development to Reflect Local Characteristics” states that new housing 
should be consistent with the pattern and form of development in the neighbouring 
area, the character of its setting, site constraints and the sites configuration 
including its natural features.  

 Policy H16 “Protecting Existing Residential Amenity” details that the permission 
will be refused if the development will materially reduce the amenity and privacy of 
adjacent dwellings or erodes the character of the surrounding area. 

 Policy T9 “Parking Standards” states that development proposals shall accord with 
the adopted parking standards  

 Policy T10 “Highway Considerations in Development” details that regard will be 
given to the safe access to and egress from the site, suitability of existing roads for 
safe access and amount and type of traffic generated, adequate space for parking 
and turning cars within the site. 

 Policy RT 12 “Footpaths and Bridleways” details the safeguards for footpaths. 

 Policy CL8 “Protecting Wildlife Habitats” details the protections to be provided. 
 
Officer's Assessment 
 
14. From an assessment of relevant planning policy and guidance, representations 

received, the planning designations and other material issues the main planning 
considerations considered relevant to this case are set out including the reason/s for 
the decision, any alternative options considered and rejected.  Where a decision is 
taken under a specific express authorisation, the names of any Member of the Council 
or local government body who has declared a conflict of interest are recorded. 

 
The Principle Of Development 
 
15. The application site is situated within the settlement boundary for Redgrave which is 

classed in planning terms as a secondary village, and as defined by Inset Map No. 65 
of the Mid Suffolk Local Plan (1998). As a secondary village Redgrave is considered 
suitable for residential infill and small scale development to meet local needs.  
 

16. Whilst each application is judged on its own merits, it is nevertheless noted that an 
application for a new dwelling was granted approval opposite the site in 2008 and on 
the neighbouring site in 2015.  
 

17. The site is located between existing dwellings to the west, Green Farm Cottage and 
Green Farm, and a new dwelling under construction to the east, with several dwellings 
opposite. A new dwelling on the site would form a natural infill between residential 
properties. 
 

18. A new dwelling on this site would contribute towards and be in-keeping with the 
existing pattern of residential development that has evolved over time along this 
cul-de-sac. 
 

19. Whilst the site may have historically formed part of the green open space in the centre 
of Redgrave, the application site has for some time been lawn and gardens associated 
with Green Farm. Due to the existing use, and existing trees and planting on the 
boundaries, the site no longer contributes to the character and appearance of the 
Conservation Area.  
 

20. There is no objection to the principle of a new dwelling on the site which is considered 
to be in accordance with policies CS1, FC1 and FC.1 of the local development plan. 
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Impact on Landscape 
 
16. The trees and plants along the north and south boundaries provide a screen which 

would, as existing, minimise the impact of any development on the Conservation Area, 
upon the nearby listed buildings, and the green open space in the centre of Redgrave. 
Nevertheless such ‘soft’ landscaping can only be considered transient as any future 
owner of the site could clear out the planting or the trees and planting could die and not 
be replaced.  
 

17. Without the full screen of trees and planting the development would have a significant 
visual impact on the surrounding Conservation Area, the visually important open space 
and the setting of nearby listed buildings. The proposal does includes retention of the 
trees along the north and south boundaries and erecting post and rail fencing to the 
east and west boundaries. A condition could protect planting, but only for an initial five 
year period. 

  
Impact on Highways & Public Footpath 
 
18. The site is located off The Green, an unmade road which is also a public footpath. The 

road ends in several ‘cul-de-sacs’ and serves a number of residential properties. 
 

19. The development seeks to utilise the existing vehicular access and driveway that leads 
to Green Farm. A new driveway would branch of the existing providing access into the 
site. Suffolk County Council has no objection to the application but requests conditions 
relating to frontage enclosure and parking. 

 
20. The resulting traffic from one dwelling is not considered to result in any adverse impact 

to the highway network or public footpath in terms of traffic generation and safety. 
 
21. Policy T9 and T10 of the Mid Suffolk Local Plan states that development should accord 

with the adopted parking standards. The parking standards adopted by the Council are 
Suffolk County Councils Guidance for Parking- Technical Guidance Adopted 
November 2014, Second Edition - November 2015. The parking standards for a 
dwelling of 3 bedrooms are a minimum of two parking spaces. The proposed dwelling 
will have 3 bedrooms and will provide one garage parking space and at least two 
on-site parking spaces. 

 
Impact on Residential Amenity 
 
22. The application site is large with the building set well back from the boundaries. The 

proposed new dwelling does not result in any loss of light or cause overshadowing. 
There is a single window on the east elevation facing the new building which is under 
construction. This is a high level window which is not considered to cause overlooking. 
It is considered that the proposed new dwelling does not have a detrimental impact on 
residential amenity.   

 
Impact on Heritage Assets 

 
23. The site is located in Redgrave Conservation Area and there are several Grade II listed 

dwellings in the area. Within the immediate vicinity there is Sunny View opposite the 
site and The Pightle to the northwest. Within the wider area there is The Cottage and 
The Old Rectory to the north and Bridge House to the southeast. Directly to the east of 
the site is Green Farm Cottage which the Heritage Officer considers to be an 
undesignated heritage asset. 
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24. The historic, spacious, and open character of Redgrave is defined by the large open 
space in the centre of the village and the numerous listed buildings along The Green 
and Half Moon Lane which overlook the common. The most important areas of open 
space have been designated as ‘visually important open space’ and lies to north of the 
application site.   
 

25. The site is currently and has for some time been an area of lawn and garden associated 
with Green Farm, a large dwelling to the northwest of the site. The site includes a large 
pond and has several mature trees within the site and along the boundary. The 
Heritage Officer has advised that the site would have historically formed part of 
Redgrave Common in the centre of the village and should be regarded as contributing 
to the character of the remaining green open space.  
 

26. The quantity, quality and appreciation of the historic open space in the centre of 
Redgrave has been eroded by new development to the south, the growth of a small 
woodland area, and the planting of trees and shrubs along private boundaries. The 
application site now has a stronger relationship to the residential development in the 
‘cul-de-sac’ than to the central open space in Redgrave. 
 

27. Due to the distance between the proposal and the listed building, together with the 
limited views into the site, the proposal is not considered to result in harm to the setting 
of listed buildings. 
 

28. The development is located in an area that has been lawn and garden associated with 
Green Farm for many years with planting and trees that have grown up along the north 
and south boundaries. As a result the visual connection between the site and the centre 
of Redgrave has been lost. The site no longer contributes to character and appreciation 
of the open space in the centre of Redgrave and is not considered to result in harm to 
the Conservation Area. 

 
Impact on biodiversity 
 
29. The site is not located within a flood zone and there are no issues of land 

contamination. 
 

30. The application site is domestic garden area with cut grass. There are trees along the 
boundary which are proposed to be kept and trees within the site that are proposed to 
be removed. The Arboriculture Officer does not consider these trees to have any 
amenity value. 
 

31. Hillier Ecology conducted an Ecological Survey and Great Crested Newt Survey. The 
surveys concluded there are smooth newts, but no great crested newts, present in the 
pond and that no mitigation measures are required.  

 
32. As such the construction of a new dwelling in this location is unlikely to result in the 

significant loss of wildlife habitat and harm to protected species as the majority of land 
will remain domestic garden. 

 
Financial Contributions and Community Infrastructure Levy 
 
33. The proposal is for a single dwelling and therefore is not subject to affordable housing 

contributions in accordance with altered policy H4 of the Mid Suffolk Local Plan. The 
development is also not subject to tariff style planning obligations (section 106 planning 
obligations) in accordance with the order of the Court of Appeal dated 13 May 2016, 
which give legal effect to the policy set out in the written ministerial statement of 28 
November 2014. 

Page 293



 
34. The Community Infrastructure Levy is chargeable on all new housing units unless it is 

built by a self-builder. 
  
35. In regards to S155 of the Housing and Planning act 2016 the development will generate 

council tax and is a CIL chargeable development.  
 
 

PART FOUR – CONCLUSION  
 

 
Planning Balance 
 
36. The proposed development is within the settlement boundary of Redgrave and 

therefore considered a sustainable location for small scale development such as this 
application for a single house. The development will in turn support the rural vitality and 
economy of Redgrave. The development is therefore considered to constitute 
sustainable development.  

 
37. The development is located in an area that has been lawn and garden for Green Farm 

for many years, and no longer contributes to character and appreciation of the open 
space in the centre of Redgrave. Due to the distance between the neighbouring 
properties, together with the limited views into the site, the proposal is not considered to 
result in harm to the Conservation Area or the setting of listed buildings. 
 

38. The proposal will not harm the landscape, result in the significant loss of trees, harm to 
highway safety, neighbour amenity and is unlikely to lead to harm to protected species. 

 
39. When taken as a whole and as a matter of planning judgement, the proposal is 

considered to adhere to the development plan and NPPF and therefore can be 
considered sustainable development. There is a presumption in favour of sustainable 
development. The application is therefore recommended for approval. 

 
Statement Required By Article 35 Of The Town And Country Planning (Development 
Management Procedure) Order 2015. 
 
40. When determining planning applications The Town and Country Planning 

(Development Management Procedure) (England) Order 2015 requires Local Planning 
Authorities to explain how, in dealing with the application they have worked with the 
applicant to resolve any problems or issues arising.  

 
41. In this case the application was revised following a discussion with the agent, Phil 

Cobbold, the Architect, Paul Scarlett, a Senior Planning Officer and the Case Officer. 
The garage has been relocated around the rear of the property to protect the open view 
down the driveway from the highway. 

 
Identification of any Legal Implications of the decision 
 
42. It is not considered that there will be any Legal Implications should the decision be 

approved. 
 
43. The application has been considered in respect of the current development plan 

policies and relevant planning legalisation.  Other legislation including the following 
have been considered in respect of the proposed development.  
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- Human Rights Act 1998 
- The Equalities Act 2012 
- Town & Country Planning (Listed Buildings & Conservation Areas) Act 1990 
- Natural Environment and Rural Communities (NERC) Act 2006 (any rural site) 
- The Conservation of Habitats and Species Regulations 2010 
- Localism Act 
- Consideration has been given to the provisions of Section 17 of the Crime and Disorder Act, 
1998, in the assessment of this application but the proposal does not raise any significant 
issues.  
 
RECOMMENDATION 
 
That authority be delegated to Professional Lead - Growth & Sustainable Planning to 
grant Full Planning Permission and that such permission be subject to the conditions 
as set out below: 
 

 Standard Time limit 

 Accord with approved plans 

 Highways conditions – Frontage enclosure and parking 

 Details of Materials 

 Landscaping scheme.   
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Committee Report     

 

Committee Date: 22 February 2017 

  

Item No: 6 Reference: 3146/16 
Case Officer: LW 

    

 

Description of Development: Erection of a detached dwelling, 

formation of parking area and vehicular access 

Location: Land at Orchard Way, School Road, Coddenham IP6 9PS 

Parish: Coddenham  

 

Ward: Helmingham and Coddenham  

Ward Member:  Cllr Tim Passmore 

  

Site Area:  

Conservation Area: 03 

Listed Building: No 

 

Received: 22/07/2016 

Expiry Date: 10/02/2017 

 

 

Application Type: Full 

Development Type: DWL 

Environmental Impact Assessment: 

 

Applicant: Mrs T Simpson 

Agent: Moss Architectural Design 

 

DOCUMENTS SUBMITTED FOR CONSIDERATION 

 

List of applications supporting documents and reports  

 

Defined Red Line Plan: 
 
The defined Red Line Plan for this application is the Site Location Plan [LS/DC/001A] 
received 06/10/2016 only.  This drawing is the red line plan that shall be referred to 
as the defined application site.  Any other drawings approved or refused that may 
show any alternative red line plan separately or as part of any other submitted 
document have not been accepted on the basis of defining the application site.   
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Approved Plans and Documents: 
  
Application Form   - received 22/07/2016 
Site Location Plan [LS/DC/001A] - received 06/10/2016 
Existing Site Plan [LS/DC/002A]  - received 06/10/2016 
Existing Street Scene [LS/DC/003] - received 06/10/2016 
Proposed Site Plan [LS/DC/004A] - received 06/10/2016 
Proposed Floor Plans [LS/DC/005A] - received 06/10/2016 
Proposed Elevations [LS/DC/006A] - received 06/10/2016 
Proposed Section [LS/DC/007A] - received 06/10/2016 
Proposed Street Scene [LS/DC/008A] - received 06/10/2016 
Alignment Drawings   - received 13/10/2016 

 

The application, plans and documents submitted by the Applicant can be viewed 

online at www.midsuffolk.gov.uk via the following link: 

 

http://planningpages.midsuffolk.gov.uk/online-

applications/simpleSearchResults.do;jsessionid=28DA076717946E7E5AFB9E66EF

B77783?action=firstPage 

 

Alternatively, a copy is available to view at the Mid Suffolk and Babergh District 

Council Offices. 

 

SUMMARY 

 

The proposal has been assessed with regard to adopted development plan policies, 

the National Planning Policy Framework and all other material considerations. The 

officers recommend approval of this application.  The proposed development 

represents a sustainable form of residential development. 

 

PART ONE – REASON FOR REFERENCE TO COMMITTEE 

 

 
The application is referred to committee for the following reason/s: 
 
 Councillor Passmore a Member of the Council has requested that the 

application is determined by the appropriate Committee and the request has 
been made in accordance with the Planning Charter or such other protocol / 
procedure adopted by the Council. The Member’s reasoning is included in the 
agenda bundle. 
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PART TWO – APPLICATION BACKGROUND  

 

 

1.   This section details history, policies, advice provided, other legalisation and 

events that form the background in terms of both material considerations and 

procedural background.     

History 

 

2. The planning history relevant to the application site is listed below.  A detailed 

assessment of the planning history including any material Planning Appeals 

will be carried out as needed in Part Three: 

   
2020/13 Erection of single storey side in-fill 

extension 
Granted 
23/08/2013 

0584/03/ PROPOSED TWO STOREY 
EXTENSION AND DETACHED DOUBLE 
GARAGE 

Granted 
01/07/2003 

0068/02/OL ERECTION OF ONE DETACHED 
DWELLING INCLUDING 
CONSTRUCTION OF NEW VEHICULAR 
ACCESS. 

Refused 
12/08/2002 

0066/02/OL ERECTION OF TWO DETACHED 
DWELLINGS INVOLVING 
CONSTRUCTION OF  NEW 
VEHICULAR ACCESS. 

Refused 
13/08/2002 

 

Details of Previous Committee / Resolutions 

 

3. Members voted to defer the committee decision to a later date, following a site 

visit with Suffolk County Council Highways Authority in attendance. 

 

Details of Member site visit  

 

4. Members attended a site visit February 15th 2017. 

 

Details of any Pre Application Advice 

 

5. The applicant contacted the Duty Officer and the development of the site was 

discussed. Preliminary discussions suggested that the proposals would be 

acceptable in principle, subject to findings of the site visit and consultation 

responses.  Advice made specific reference to the position of the site within 

the Conservation Area, and the design of the proposal. 
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PART THREE – ASSESSMENT OF APPLICATION  

 

 
Consultations 
 
6.  This is a summary of the representation received. See agenda bundle for full 

responses. 

 
Coddenham Parish Council - The parish Council requested that the application 
was referred to Planning Committee and that the Committee be asked to visit the site 
prior to making any decision. 
 
MSDC Environmental Health Officer [Land Contamination] - The Environmental 
Health Officer considered that the application required no adverse comments or 
objection. 
 
MSDC Heritage Team - The Heritage Team considers that the proposal would 
cause 
 

 No harm to a designated heritage asset because the revised scheme with an 
increased plot size and increased distance of the proposed dwelling to be set 
back from the highway, as well as the removal of suburban, incongruous 
materials from the design have omitted the harm of the proposal to the 
Coddenham Conservation Area. 

 
The Heritage Team recommends appropriate conditions are attached to any 
permission issued. 
 
MSDC Tree Officer - The tree officer stated there were no arboricultural implications 
relating to this proposal. 
 
SCC Highways Authority - County Council Highway Authority recommended that 
any permission which the Planning Authority may give should include the appropriate 
conditions. 
 
Suffolk Wildlife Trust - No response has been received from the Suffolk Wildlife 
Trust. 
 
Representations 
 
7.       This is a summary of the representations received. 
 
Local and third party representation were received regarding: 
 

 Impact on highway safety  

 Overdevelopment  
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 Overshadowing 

 Loss of privacy 

 Impact on Conservation Area 

 
The Site and Surroundings 
 
8. The application site forms part of the side garden of Orchard Way; a detached 

two storey dwelling occupying a reasonably sized site within the centre of the 
village of Coddenham. The site is elevated, to the eastern side of School 
Road. Orchard Way benefits from an existing vehicular access from the 
highway, leading to a private driveway. The application site is located to the 
north of the existing house, and is bounded to the roadside and to the north 
by an established hedgerow. 

 
The Proposal 
 
9. The application seeks permission for the erection of a single two storey 

dwelling, with associated vehicular access and landscaping. 
 
NATIONAL PLANNING POLICY FRAMEWORK 
 
10. The National Planning Policy Framework (NPPF) contains the Government's 

planning policies for England and sets out how these are expected to be 
applied.  Planning law continues to require that applications for planning 
permission are determined in accordance with the Development Plan unless 
material considerations indicate otherwise.  The policies contained within the 
NPPF are a material consideration and should be taken into account for 
decision-making purposes.   

 
I. Paragraph 6 - The purpose of the planning system is to contribute to the 

achievement of sustainable development.  The policies in paragraphs 18 to 
219, taken as a whole, constitute the Government’s view of what sustainable 
development in England means in practice for the planning system. 

II. Paragraph 7 details the three roles of sustainable development as economic, 
social and environmental and that development should seek to provide 
enhancements to these roles. 

III. Paragraph 8 states that the three roles of sustainable development should be 
sought jointly and not in isolation. 

IV. Paragraph 17 lists the 12 core planning principles. Most notable are that 
development should secure high quality design, high level of amenity, support 
the transition to a low carbon future and actively manage patterns of growth to 
make the fullest possible use of public transport, walking and cycling, and 
focus significant development in locations which are or can be made 
sustainable. 

V. Paragraph 30 details that in preparing Local Plans, local planning authorities 
should therefore support a pattern of development which, where reasonable 
to do so, facilitates the use of sustainable modes of transport 

VI. Paragraph 32 requires all decisions should take account of whether safe and 
suitable access to the site can be achieved for all people. 
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VII. Paragraph 49 states that housing applications should be considered in the 
context of the presumption in favour of sustainable development. Relevant 
policies for the supply of housing should not be considered up-to-date if the 
local planning authority cannot demonstrate a five-year supply of deliverable 
housing sites. 
 

CORE STRATEGY 

 
11.  Summary of relevant policies Core Strategy 2008 and Core Strategy Focused 

Review: 

 
I. Policy CS1 "Settlement Hierarchy" sets out the distribution of housing across 

the district 
II. Policy CS4 “Adapting to Climate Change” details that development proposals 

will contribute to the delivery of sustainable development and to plan for 
climate change through addressing its causes and potential impacts in terms 
of flood risk, biodiversity and pollution. 

III. Policy CS5 “Mid Suffolk’s Environment” states that all development will 
maintain and enhance the environment and retain local distinctiveness of an 
area. It will protect and conserve landscape qualities. 

IV. Policy FC1 "Presumption in favour of sustainable development" details that 
when considering development proposals the Council will take a positive 
approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework. It will always work 
proactively with applicants jointly to find solutions which mean that proposals 
can be approved wherever possible, and to secure development that 
improves the economic, social and environmental conditions in the area. 

V. Policy FC1.1 "Mid Suffolk approach to delivering Sustainable Development" 
sets out that development proposals will be required to demonstrate the 
principles of sustainable development and will be assessed against the 
presumption in favour of sustainable development. Proposals for development 
must conserve and enhance the local character of the different parts of the 
district. 

 
NEIGHBOURHOOD PLAN / SUPPLEMENTARY PLANNING DOCUMENTS /AREA 

ACTION PLAN 
 
12. None  
 
SAVED POLICIES IN THE LOCAL PLAN 
 
13. Summary of policies in the Mid Suffolk Local Plan 1998: 
 

I. Policy GP1 “Design and layout of Development” sets out the design principles 
for all development in Mid Suffolk. Proposals should maintain or enhance the 
character and appearance of their surroundings and the site. Development 
should respect the scale and density of surrounding development, incorporate 
and protect important natural landscape features and make proper provision 
for parking in manner which does not dominate the appearance.  
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II. Policy H13 “Design and Layout of Housing Development” details that new 
housing development will be expected to achieve a high standard of design 
and layout and be of a scale and density appropriate to the site and its 
surroundings. It should respect the character of the site and the relationship 
with surrounding area, not unduly affect amenities of neighbouring residents, 
have adequate privacy and private amenity, retain landscape features unless 
impracticable or unnecessary and satisfactory access to the highway network. 

III. Policy H15 “Development to Reflect Local Characteristics” states that new 
housing should be consistent with the pattern and form of development in the 
neighbouring area, the character of its setting, site constraints and the sites 
configuration including its natural features.  

IV. Policy H16 “Protecting Existing Residential Amenity” details that the 
permission will be refused if the development will materially reduce the 
amenity and privacy of adjacent dwellings or erodes the character of the 
surrounding area. 

V. Policy T9 “Parking Standards” states that development proposals shall accord 
with the adopted parking standards. 

VI. Policy T10 “Highway Considerations in Development” details that regard will 
be given to the safe access to and egress from the site, suitability of existing 
roads for safe access and amount and type of traffic generated, adequate 
space for parking and turning cars within the site. 

 
 
Officer’s Assessment 
 
14. From an assessment of relevant planning policy and guidance, 

representations received, the planning designations and other material issues 
the main planning considerations considered relevant to this case are set out 
including the reason/s for the decision, any alternative options considered and 
rejected.  Where a decision is taken under a specific express authorisation, 
the names of any Member of the Council or local government body who has 
declared a conflict of interest are recorded. 

 
 The following are identified as the main considerations in assessing this 

application. 
 
The Principle Of Development 
 
15.  The site is located within the settlement of Coddenham, as a defined by the 

Policy CS1 of the Mid Suffolk Core Strategy as a ‘Secondary Village’.  These 

villages are considered capable of accommodating suitable infill development.   

The NPPF states that districts should have a 5 year land supply plus an 

appropriate buffer. Mid Suffolk’s land supply does not meet this requirement, 

and for the purposes of this report the housing land supply was calculated in 

June 2015, and stated to be 3.3 years.  
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Given that Mid Suffolk cannot demonstrate a 5 year housing supply it is 

considered that Policy CS1 and the housing policies on land supply should be 

not considered to be up to date.  The NPPF nevertheless requires that the 

development must be considered to be sustainable in order to be acceptable. 

The proposal site is within the settlement boundary of Coddenham where in 

usual circumstances new residential development would be considered 

appropriate.   

Officers have carefully considered the context of this site, in particular the 

facilities that would be available to the occupiers of the proposed dwelling. 

The details above identify that there are facilities available that are within a 

reasonable walking distance and can be accessed by public right of way. 

These facilities would allow for the occupiers to access a number of facilities 

or services required in a typical day without the need for the reliance on the 

private car.  

Taking all of these factors on board, the Mid Suffolk District Council's current 

5 year Housing Land Supply and the NPPF position on this matter it is 

considered that, under these particular circumstances the principle of 

residential development is not considered unacceptable. 

Site Access, Parking And Highway Safety Considerations 
 
16. The layout proposes creation of a new access and parking area to be served 

by School Road.  

The Highway Authority, having considered the application, do not wish to 

restrict the grant of outline planning permission but seek the inclusion of an 

appropriate condition to secure parking space.  

It is considered that the use of the access by an additional dwelling would not 

be prejudicial to either pedestrian or vehicular highway safety and that 

adequate parking can be achieved within the application site and secured by 

a planning condition.  

Heritage Issues [Including The Impact On The Character And Appearance Of 
The Conservation Area And On The Setting Of Neighbouring Listed Buildings] 
 
17. Section 12 of the NPPF states the Local Planning Authority, when determining 

applications should take account of the desirability of sustaining and 

enhancing the significance of heritage assets, their positive contribution to the 

economic viability of communities and their character and distinctiveness. Any 

alterations should not detract from the architectural or historic character of the 

building and its setting. 
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Paragraph 131 of the NPPF suggests that local planning authorities should 

take account of the desirability of sustaining and enhancing the significance of 

heritage assets and putting them to viable uses consistent with their 

conservation. Consideration should be given to the positive contribution they 

can make to sustainable communities including their economic viability.  

Any alterations should not detract from the architectural or historic character 

of the building and its setting. Policies HB1, HB3 and HB4 place high priority 

on protecting the character and appearance of buildings of architectural and 

historic interest, alterations will only be permitted where high standards of 

design, detailing, materials and construction are met and that proposed 

extensions will not dominate the original building by virtue of siting, size, scale 

and materials.  HB8 states that development should conserve or enhance the 

character and appearance of the Conservation Area. Core Strategy policy 

CS5 requires all development to maintain and enhance the historic 

environment. 

It is considered that whilst the proposal will have an effect on the Coddenham 
Conservation Area, in the sense that there would be a new dwelling where 
there is presently domestic garden land, it is not considered that this effect will 
be harmful.  
 
Officers have taken into account the increased plot size and the set back of 
the dwelling from the highway and the appropriate use of materials and 
concluded that the development is acceptable. 

 
Impact On Residential Amenity 
 
18. Careful consideration has been given to the detailed design of the dwelling as 

to the impact upon residential amenity. The application seeks permission for a 

single two storey dwellinghouse on a moderately sized plot. 

 It is noted the property to the north-west of the site, Rose Cottage, is within 

relatively close proximity to the western boundary of the site, however given 

the amount of proposed amenity space and level of the vegetative border that 

is to be retained, the amenity of the occupants is not considered to be 

adversely affected by the proposal, to an unacceptable extent. A single high 

level window is proposed at first floor level on the north-western elevation, 

which serves the ensuite.  

 Consideration has been given to the additional vehicular movements and the 

impact that this would have upon the properties along School Road, which 

face the highway. It is considered that the additional dwellings would not 

create a significant material increase in the number of vehicular movements to 

cause an unacceptable level of noise or disturbance to the occupiers of these 

properties.  
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 Given this context, the amenities of the occupants of the surrounding 

residential properties is not considered to be adversely affected by the 

proposal, to an unacceptable extent. Consideration has been given to the 

additional vehicular movements and the impact that this would have upon the 

properties along Church Street, which face the highway. It is considered that 

one further dwelling would not create a significant material increase in the 

number of vehicular movements to cause an unacceptable level of noise or 

disturbance to the occupiers of these properties.  

Biodiversity And Protected Species 
 
19. The application site is an established informal garden, laid to grass. As layout 

and landscaping are reserved for subsequent approval these conclusions may 

alter. There are no records of protected species in the vicinity of the 

application site.  Furthermore the proposal is for the construction of a single 

dwelling; works which will not include the loss of any potential habitats, as 

such the proposal is not considered to risk harm to protected species. 

Planning Obligations 
 
20.    The proposal is for a single dwelling and therefore is not subject to affordable 

housing contributions in accordance with altered policy H4 of the Mid Suffolk 
Local Plan. The development is also not subject to tariff style planning 
obligations (section 106 planning obligations) in accordance with the order of 
the Court of Appeal dated 13 May 2016, which give legal effect to the policy 
set out in the written ministerial statement of 28 November 2014. 

 
   The Community Infrastructure Levy is chargeable on all new housing units 

unless it is built by a self-builder.  
 
Details Of Financial Benefits / Implications (S155 Housing and Planning Act 

2016) 
 
21. In regards to S155 of the Housing and Planning act 2016 the development will 

generate council tax and is a CIL chargeable development. Should the 
development be granted the Self-Build Exemption then no CIL monies will be 
required. Details to add as appropriate. 

 

PART FOUR – CONCLUSION  

 

 
Planning Balance 
 
22. When taken as a whole and as a matter of planning judgement, the proposal 

is considered to adhere to the development plan and NPPF and therefore can 
be considered sustainable development. There is a presumption in favour of 
sustainable development. The application is therefore recommended for 
approval. 
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Statement Required By Article 35 Of The Town And Country Planning 
(Development Management Procedure) Order 2015. 
 
23. When determining planning applications The Town and Country Planning 

(Development Management Procedure) (England) Order 2015 requires Local 
Planning Authorities to explain how, in dealing with the application they have 
worked with the applicant to resolve any problems or issues arising.  

 
 In this the application as initially submitted raised an objection from the 

Heritage Team as the proposed design and layout was considered to be 
detrimental to the character of the designated heritage asset, the Coddenham 
Conservation Area.. The Local Planning Authority advised that this objection 
could be overcome by subtle amendments to the positioning and form of the 
proposal. The agent opted to amend the appearance and position of the new 
dwelling. This resulted in the proposal being set back from the highway, into 
the site and the application being subject to re-consultation. The amended 
scheme overcame the heritage objection. 

 
Identification of any Legal Implications of the decision 
 

24.  It is not considered that there will be any Legal Implications should the 
decision be approved. 

 
. The application has been considered in respect of the current development 

plan policies and relevant planning legalisation.  Other legislation including the 
following have been considered in respect of the proposed development.  

 

 Human Rights Act 1998 

 The Equalities Act 2012 

 Town & Country Planning (Listed Buildings & Conservation Areas) Act 1990 

 Natural Environment and Rural Communities (NERC) Act 2006 (any rural site) 

 The Conservation of Habitats and Species Regulations 2010 

 Localism Act 

 Consideration has been given to the provisions of Section 17 of the Crime and 
Disorder Act, 1998, in the assessment of this application but the proposal 
does not raise any significant issues.  

 
 
RECOMMENDATION 
 
24.  That authority be delegated to Professional Lead - Growth & Sustainable 

Planning to GRANT Planning Permission and that such permission be subject 
to the conditions as set out below: 

 
1. Standard time limit 

2. Approved plans 

3. Sample brick [Plinth, chimney & retaining wall] – brick, bond & mortar.  
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4. Sample of roof materials 

5. Cladding to be stained black 

6. Railings to be agreed. 

7. Rooflight – manufacturer details and specification 

8. Details of shed 

9. Render mix and component ratio 

10. Colour of painted render.  

11. Highways condition - access 

12. PD right removed - no additional windows (NW elevation) 
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Committee Report     

 

Committee Date: 22 February 2017 

  

Item No: 7 Reference: 4832/16 
Case Officer: SES 

    

 

Description of Development: Erection of detached single storey 

dwelling 

Location: 3 All Saints Road, Creeting St Mary IP6 8NF 

Parish: Creeting St. Mary  

 
Ward: The Stonhams  

Ward Member:  Cllr Suzie Morley 

  

Site Area: 0.1 

Conservation Area:  

Listed Building: AII 

 

Received: 02/12/2016 09:01:03 

Expiry Date: 24/02/2017 

 

 

Application Type: 

Development Type: DWL 

Environmental Impact Assessment: 

 

Applicant:  Mr KW Borley & Mr GJ Rivers 

Agent: Philip Cobbold Planning Ltd 

 

DOCUMENTS SUBMITTED FOR CONSIDERATION 

 

List of applications supporting documents and reports  

 

Defined Red Line Plan: 
 
The defined Red Line Plan for this application is Drawing Site Location Plan received 2nd 
December 2016 only.  This drawing is the red line plan that shall be referred to as the defined 
application site.  Any other drawings approved or refused that may show any alternative red 
line plan separately or as part of any other submitted document have not been accepted on 
the basis of defining the application site.   
 
Approved Plans and Documents:  
 
Application Form, CIL Form, Design and Access Statement, Land Contamination Report, 

Land Contamination Questionnaire, Site Location Plan and Drawing Nos. 4188/01, 4188/02, 

4188/03, 4188/04 and 4188/05 all received on the 2nd December 2016. 
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The application plans and documents submitted by the Applicant can be viewed online AT 

www.midsuffolk.gov.uk using the following link 

http://planningpages.midsuffolk.gov.uk/online-applications/simpleSearchResults.do;jsessioni

d=F5289A2326D01C129E61E082BD101C77?action=firstPage   Alternatively, a copy is 

available to view at the Mid Suffolk and Babergh District Council Offices. 

 

SUMMARY 

 

The proposal has been assessed with regard to adopted development plan policies, the 
National Planning Policy Framework and all other material considerations. The officers 
recommend approval of this application.   

 

 
PART ONE – REASON FOR REFERENCE TO COMMITTEE 

 

 
1. The application is referred to committee for the following reason/s: 

 
 - This application is reported to committee as the Agent is currently employed as 

a consultant for Mid Suffolk District Council 
 

The Monitoring Officer has reviewed the application file and is satisfied that the 
application has been processed properly and correctly in accordance with all 
established procedures and requirements. 

 
 

 
PART TWO – APPLICATION BACKGROUND  

 

 

This section details history, policies, advice provided, other legalisation and events that form 

the background in terms of both material considerations and procedural background.     

 

History 

 

2. There is no planning history relevant to the application site.  A detailed assessment of 

the planning history including any material Planning Appeals will be carried out as 

needed in Part Three: 

 

Details of Previous Committee / Resolutions 

 

3. None 

 

Details of Member site visit  

 

4. None 

 

Details of any Pre Application Advice 

 

5. None 
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PART THREE – ASSESSMENT OF APPLICATION  

 

 
Consultations 
 
6. Summary of Consultations 
 

 Creeting St Mary Parish Council – Support 

 SCC Highways – No objection, means of enclosure to be set back by 2.4m from the 
edge of the carriageway for pedestrian safety 

 SCC Rights of Way – No objection 

 MSDC Environmental Health – No objection 

 MSDC Heritage – No harm to a designated heritage asset 
 
Representations 
 
7.       Summary of neighbour and other representations 
 

 None received 
 
The Site and Surroundings 
 
8. The application site is not contained within the settlement boundary of Creeting St 

Mary but abuts it.  It is a field associated with the Grade II Listed farmhouse of No. 3 
All Saints Road and lies to the north east of the heritage asset.  The field is an open 
space of grass with a very large outbuilding to the north eastern boundary.  A public 
footpath runs outside of the boundary fence from All Saints Road heading North West, 
there is mature hedgerow to most of the boundary.  The application site is located to 
the rear of the existing linear development of All Saints Road.  The site is accessed 
from the existing access and driveway of No. 3 All Saints Road. 

 
The Proposal 
 
Please note details of the proposed development including plans and application documents 
can be found online. 
 
9. The proposal is for a detached single storey dwelling with integral two bay garage.  

The dwelling would be sited on the field adjacent to No. 3 All Saints Road.  The site 
would be accessed using the existing access point and driveway of No. 3 and would 
wrap around the Listed Building at the rear of the site.  The proposed dwelling would 
be a horseshoe shape building located centrally on the plot with a double garage 
attached to the north eastern corner of the dwelling with parking/turning area.  The 
dwelling would provide four bedrooms (two being en-suite).  The horseshoe layout 
would form an enclosed courtyard with brick wall.  The dwelling’s design resembles a 
low level farm building and would be finished in brick and weatherboard with clay 
pantiles to the roof.  

 
NATIONAL PLANNING POLICY FRAMEWORK 
 
10. The National Planning Policy Framework (NPPF) contains the Government's planning 

policies for England and sets out how these are expected to be applied.  Planning law 
continues to require that applications for planning permission are determined in 
accordance with the Development Plan unless material considerations indicate 
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otherwise.  The policies contained within the NPPF are a material consideration and 
should be taken into account for decision-making purposes.   

 

 Paragraph 17 of the NPPF supports new dwellings that are considered to be 
sustainable locations and supports and enhances existing communities. 
 

CORE STRATEGY 
 
11. CS1 – Settlement Hierarchy 
 CS5 – Mid Suffolk’s Environment 
 
NEIGHBOURHOOD PLAN / SUPPLEMENTARY PLANNING DOCUMENTS /AREA 

ACTION PLAN 
 
12. None 
 
SAVED POLICIES IN THE LOCAL PLAN 
 
13. GP1 – Design and Layout of Development 
 HB1 – Protection of Historic Buildings 
 H15 – Development to reflect local characteristics 
 H16 – Protecting existing residential amenity 
 H17 – Keeping residential development away from pollution 
 RT12 – Footpaths and Bridleways 
 T10 - Highway considerations in development 
 
Main Considerations 
 
14. From an assessment of relevant planning policy and guidance, representations 

received, the planning designations and other material issues the main planning 
considerations considered relevant to this case are set out including the reason/s for 
the decision, any alternative options considered and rejected.  Where a decision is 
taken under a specific express authorisation, the names of any Member of the Council 
or local government body who has declared a conflict of interest are recorded. 

 
15. The following are identified as the main considerations in assessing this application  
 
The Principle of Development 
 
16. The main considerations in the principle of development in this case is the location of a 

new dwelling, it’s impact on the heritage asset, intensification of an existing access, 
contamination and public footpaths. 

 
Sustainability Assessment of Proposal 
 
17. Creeting St Mary has two separate settlement boundaries.  The first is Jacks Green 

which does not include any amenities but is located close to Needham Market and the 
other is located to the north east of Jacks Green and includes the village hall and 
primary school.  Creeting St Mary is classed as a secondary Village in policy CS1 of 
the Core Strategy.  Secondary Villages are considered to be unsuitable for growth but 
capable of taking appropriate residential infill. 

 
 The application is not within the settlement boundary of Creeting St Mary but abuts it.  

It is within close proximity to the primary school and is therefore considered to be a 
sustainable location for a new dwelling. 
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 The site is technically outside of the settlement boundary and its development would 
normally be considered contrary to policy. However, as members are aware, the 
Council currently has a shortfall in their five year supply of housing land. In such 
circumstances, where the Council's adopted policies for the supply of housing may not  
be considered 'up to date', sites which otherwise may not have been supported for 
development but which are considered reasonably well located in relation to 
sustainable settlements can be viewed more positively.   

 
 This is considered to be such a site. It abuts the settlement boundary and can be 

viewed as a logical extension to the village. 
 
Site Access, Parking and Highway Safety Considerations 
 
18. No. 3 All Saints Road has an existing access onto the highway and it is proposed to 

use this access point for both No. 3 and the proposed new dwelling.  The proposed 
driveway would provide a parking/turning head to No. 3 in the south western corner of 
the site with the driveway running along the western boundary to the new dwelling.  A 
two bay garage is proposed with a parking/turning area for the new dwelling.  SCC 
Highways has requested a condition to be attached to an approval as stated above. 

 
Design and Layout [Impact on Street Scene] 
 
19. The proposed dwelling would be located centrally in the plot with the closest point of 

the building being 8m from a common boundary.  The design of the building is single 
storey in a horseshoe shape with a ridge height of 6.3m taking elements that are 
commonly seen in barn conversions.  The dwelling would be finished in traditional 
materials of brick, weatherboard and clay pantiles.  The other dwellings in the area 
are mixture of ages, designs and layouts.  The Listed building is a rendered thatch 
cottage and other dwellings adjoin the site are brick, rendered and flint. 

 
Landscape Impact 
 
20. No landscaping details accompanied the application and details of landscaping would 

be a condition of an approval.  The site is in a very rough and uncared for state.  The 
site is well screened from the wider landscape on the western boundary by a mature 
hedgerow which includes mature trees.  The proposal is not considered to impact on 
the landscape because the building is a low level single storey building which 
resembles a traditional Suffolk outbuilding. 

 
Environmental Impacts - Land Contamination 
 
21. A contamination report and questionnaire accompanied the application.  

Environmental are content that there are no issues of land contamination on this site. 
 
Heritage Issues  
 
22. No. 3 All Saints Road is a Grade II listed C18th traditional Suffolk timber framed, 

thatched farmhouse, located in Creeting St Mary. 
 
 This application seeks planning permission for the erection of a single storey, 

detached dwelling which would be located to the NE of the listed building. The dwelling 
would be constructed using pantiles, brick and timber boarding, of the design of a 
converted outbuilding. 
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 The land on which the dwelling is proposed was not historically associated with the 
Grade II listed dwelling, and was formerly used as allotments before being used as 
domestic garden associated with No. 3 All Saints Road. The erection of a dwelling on 
this land would not therefore divide the building’s historic curtilage, and would be of 
considerable distance from the historic core of the site. 

 
 The footprint of the proposed dwelling is large when compared to the size of the 

historic core of No.3 All Saints Road. However, the single storey and relatively 
utilitarian design of the proposed dwelling would not dominate the Grade II listed 
building. 

 
 This proposal would not harm the setting of the designated heritage asset and the 

Heritage team does not object to this proposal. 
 
Impact on Residential Amenity 
 
23. The proposed dwelling is single storey with good spacing between the proposed 

dwelling and the neighbouring properties.  The application is not considered to raise 
any issues of loss of light or overlooking. 

 
Details of Financial Benefits / Implications (S155 Housing and Planning Act 2016) 
 
24. A financial benefit would be collected under CIL and is material.  Council Tax and 

New Homes Bonus would be non-material considerations for the planning decision. 
 

 
PART FOUR – CONCLUSION  

 

 
Planning Balance 
 
25. When taken as a whole and as a matter of planning judgement, the proposal is 

considered to adhere to the development plan and NPPF and therefore can be 
considered sustainable development. There is a presumption in favour of sustainable 
development. The application is therefore recommended for approval. 

 
Statement Required By Article 35 of The Town and Country Planning (Development 
Management Procedure) Order 2015. 
 
26. When determining planning applications The Town and Country Planning 

(Development Management Procedure) (England) Order 2015 requires Local 
Planning Authorities to explain how, in dealing with the application they have worked 
with the applicant to resolve any problems or issues arising. There have been no 
issues to resolve with the applicant on this occasion. 

 
27. There are no issues raised that cannot be dealt with under a condition. 
 
Identification of any Legal Implications of the decision 
 
28. The application has been considered in respect of the current development plan 

policies and relevant planning legalisation.  Other legislation including the following 
have been considered in respect of the proposed development.  

 
- Human Rights Act 1998 
- The Equalities Act 2012 
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- Town & Country Planning (Listed Buildings & Conservation Areas) Act 1990 
- Natural Environment and Rural Communities (NERC) Act 2006 (any rural site) 
- The Conservation of Habitats and Species Regulations 2010 
- Localism Act 
- Consideration has been given to the provisions of Section 17 of the Crime and Disorder Act, 
1998, in the assessment of this application but the proposal does not raise any significant 
issues.  
 
RECOMMENDATION 
 
The application site is considered to be a sustainable location, does not raise any issues of 
residential amenity, highway safety or contamination, does not cause harm to a heritage 
asset, the design and finish of the dwelling are considered to be in-keeping with the rural area. 
Therefore the proposal is considered to be acceptable. 
 
An approval would be subject to the following conditions: 
 

1) Standard Time Limit Condition.  
2) Approved documents 
3) Landscaping to be agreed 
4) Landscaping time limit 
5) Highways condition (as per SCC recommendation) 
6) Samples of finishing materials to be agreed 
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