From: Nathan Pittam <Nathan.Pittam@baberghmidsuffolk.gov.uk>
Sent: 25 October 2019 13:49
To: Jack Wilkinson <Jack.Wilkinson@baberghmidsuffolk.gov.uk>
Cc: BMSDC Planning Area Team Blue <planningblue@baberghmidsuffolk.gov.uk>
Subject: DC/19/02312. Land Contamination.

Dear Jack
EP Reference : 267960
DC/19/02312. Land Contamination.
Land on the South Side of, Framlingham Road, Laxfield, WOODBRIDGE,
Suffolk.
Reconsultation: Outline Planning App. (with all matters reserved except
access) - Erection of 65 dwellings & associated operations, including;
vehicular and pedestrian access,
provision of school car park ...
Many thanks for your request for comments in relation to the above application.
Having reviewed the application I can confirm that I have no objection to the
proposed development from the perspective of land contamination. I would only
request that the LPA are contacted in the event of unexpected ground conditions
being encountered during construction and that the below minimum precautions are
undertaken until such time as the LPA responds to the notification. I would also
advise that the developer is made aware that the responsibility for the safe
development of the site lies with them.
Kind regards
Nathan
Nathan Pittam BSc. (Hons.) PhD
Senior Environmental Management Officer
Babergh and Mid Suffolk District Councils – Working Together
Email: Nathan.pittam@baberghmidsuffolk.gov.uk
Work: 07769 566988 / 01449 724715
websites: www.babergh.gov.uk www.midsuffolk.gov.uk

Minimum requirements for dealing with unexpected ground conditions being
encountered during construction.
1.
All site works at the position of the suspected contamination will stop and the
Local Planning Authority and Environmental Health Department will be notified as a
matter of urgency.
2.
A suitably trained geo-environmental engineer should assess the visual and
olfactory observations of the ground and the extent of contamination and the
Client and the Local Authority should be informed of the discovery.
3.
The suspected contaminated material will be investigated and tested
appropriately in accordance with assessed risks. The investigation works will
be carried out in the presence of a suitably qualified geo-environmental
engineer. The investigation works will involve the collection of solid samples
for testing and, using visual and olfactory observations of the ground,
delineate the area over which contaminated materials are present.
4.
The unexpected contaminated material will either be left in situ or be
stockpiled (except if suspected to be asbestos) whilst testing is carried out
and suitable assessments completed to determine whether the material can
be re-used on site or requires disposal as appropriate.
5.
The testing suite will be determined by the independent geo-environmental
specialist based on visual and olfactory observations.
6.
Test results will be compared against current assessment criteria suitable for
the future use of the area of the site affected.
7.
Where the material is left in situ awaiting results, it will either be reburied or
covered with plastic sheeting.
8.
Where the potentially contaminated material is to be temporarily stockpiled, it
will be placed either on a prepared surface of clay, or on 2000-gauge
Visqueen sheeting (or other impermeable surface) and covered to prevent
dust and odour emissions.
9.
Any areas where unexpected visual or olfactory ground contamination is
identified will be surveyed and testing results incorporated into a Verification Report.
10.
A photographic record will be made of relevant observations.
11.
The results of the investigation and testing of any suspect unexpected
contamination will be used to determine the relevant actions. After
consultation with the Local Authority, materials should either be: • re-used in
areas where test results indicate that it meets compliance targets so it can be
re-used without treatment; or • treatment of material on site to meet
compliance targets so it can be re-used; or • removal from site to a suitably
licensed landfill or permitted treatment facility.
12.
A Verification Report will be produced for the work.

From: Nathan Pittam <Nathan.Pittam@baberghmidsuffolk.gov.uk>
Sent: 03 June 2019 11:25
To: Bradly Heffer <Bradly.Heffer@baberghmidsuffolk.gov.uk>
Cc: BMSDC Planning Area Team Blue <planningblue@baberghmidsuffolk.gov.uk>
Subject: DC/19/02312. Land Contamination.

Dear Bradly
EP Reference : 259745
DC/19/02312. Land Contamination.
Land on the South Side of, Framlingham Road, Laxfield, WOODBRIDGE, Suffolk.
Outline Planning Application (with all matters reserved except access) - Erection of 65
dwellings and associated operations, including; vehicular and pedestrian access, provision
of school car park ...
Many thanks for your request for comments in relation to the above application. Having reviewed
the application I can confirm that I have no objection to the proposed development from the
perspective of land contamination. I would only request that the LPA are contacted in the event of
unexpected ground conditions being encountered during construction and that the below minimum
precautions are undertaken until such time as the LPA responds to the notification. I would also
advise that the developer is made aware that the responsibility for the safe development of the site
lies with them.
Kind regards
Nathan
Nathan Pittam BSc. (Hons.) PhD
Senior Environmental Management Officer
Babergh and Mid Suffolk District Councils – Working Together
Email: Nathan.pittam@baberghmidsuffolk.gov.uk
Work: 07769 566988 / 01449 724715
websites: www.babergh.gov.uk www.midsuffolk.gov.uk

MID SUFFOLK DISTRICT COUNCIL

To:

Jack Wilkinson – Development Management

From:

Louise Barker – Housing Enabling Officer – Strategic Housing

Date:

15th November 2019

Subject:

DC/19/02312

Re-consultation response: Reason(s) for re-consultation: The description of the
proposal has changed from 65 units to 49 units, amended plan number NC18.424-P201-C received by the Local Planning Authority 23rd October 2019.
Amended Proposal: Outline Planning Application (with all matters reserved except
access) - Erection of 49 dwellings and associated operations, including; vehicular and
pedestrian access, provision of school car park, open space, infrastructure and
landscaping
Location:

Land on the south side of Framlingham Road, Laxfield, Suffolk

Key Points
1. Background Information

2.

•

This is a development proposal for the erection of 49 dwellings.

•

This development triggers an affordable housing contribution under
current local policy. A 35% affordable housing contribution is required
and this equates to 17 dwellings with on site delivery in the first instance.

Housing Need Information:

2.1 The Ipswich Housing Market Area, Strategic Housing Market Assessment (SMHA)
document, updated in 2019, confirms a continuing need for housing across all
tenures and a growing need for affordable housing.
2.2 The 2019 SHMA indicates that in Mid Suffolk there is a need for 127 new
affordable homes per annum.

2.3 The Council’s 2014 Suffolk Housing Needs Survey shows that there is high
demand for smaller homes, across all tenures, both for younger people, who may
be newly forming households and also for older people who are already in the
property-owning market and require different, appropriate housing, enabling them
to downsize. Affordability issues are the key drivers for this increased demand for
smaller homes.
2.4 The Council’s Choice Based Lettings system currently has circa. 690 applicants
registered for affordable housing in Mid Suffolk at November 19. The highest
registered need is for 1 beds followed by 2 beds. There is a much smaller need
for 3+ bedrooms.
2.5 This site is a S106 planning obligation site so the affordable housing provided will
be to meet district wide need hence the 690 applicants registered is the important
number.
3. Preferred Mix for Open Market homes.
3.1 There is growing evidence that housebuilders need to address the demand from
older people who are looking to downsize or right size and want to remain in their local
communities.
3.2 There is a strong need for homes more suited to the over 55 age bracket within
the district and supply of single storey dwellings or 1.5 storeys has been very limited
over the last 10 years in the locality.
3.3 Furthermore, the 2014 Suffolk Housing Survey shows that, across Mid Suffolk
district:
o 12% of all existing households contain someone looking for their own
property over the next 3 years (mainly single adults without children). The
types of properties they are interested in are flats / apartments, and smaller
terraced or semi-detached houses.
o Although this is not their first preference, many accept that the private rented
sector is their most realistic option.
o 25% of households think their current property will not be suitable for their
needs in 10 years’ time.
o 2 & 3 bed properties are most sought after by existing households wishing
to move.
o Suitable housing options for more elderly people are less available within
the current housing stock. 6% of all households have elderly relatives
who may need to move to Suffolk within the next 3 years.

3.4 This development proposal is a scheme of 49 dwellings. An amended indicative
masterplan was received 23rd October showing a mix of units which comprises 4 no.
2 bed houses, 20 no. 3 bed houses, 20 no. 4 bed houses and 5no. 5 bed houses. We
would wish to see a broad range of house types including bungalows and to include 1
bedrooms and less 3, 4 and 5 bedrooms. This would enable the scheme to meet the
needs of first time buyers and downsizers as there are already a higher number of
larger homes within Laxfield as the following table shows:
3.5 This table shows the number of occupied households by bedroom size at the time
of the census 2011.

Number of Bedrooms (Occupied Households)
None

1 bed

2 bed

1 (0.2%)

46 (11.1%)

Mid Sflk Avg = 0.1%
England Avg = 0.2%

Mid Sflk Avg = 6.0%
England Avg = 11.8%

3 bed

4 bed +

106 (25.5%) 164 (39.4%)
Mid Sflk Avg = 25.0%
England Avg = 27.9%

Mid Sflk Avg = 40.4%
England Avg = 41.2%

99 (23.8%)
Mid Sflk Avg = 28.5%
England Avg = 18.9%

[Source: ONS 2011 Census: QS411EW]

3.6 The following table shows the level of underoccupancy of occupied households in
Laxfield at the 2011 census:

Total # Occupied
Households

416

Total # with UnderOccupied bedrooms

Total # with OverOccupied bedrooms

317 (76.2%)

4 (0.9%)

Mid Sflk Avg = 80.8% / England Avg =
68.7%

Mid Sflk Avg = 1.6% / England Avg =
4.6%

[Source: ONS 2011 Census: QS412EW]

4. Preferred mix for Affordable Housing
4.1 This site is a s106 planning obligation site, the affordable homes would be
allocated on a district wide basis. The housing register shows a district wide housing
need of 690 with a majority of 1 and 2 bedroom homes followed by a smaller need for
3+ bedrooms. There are 12 applicants with a local connection to Laxfield.
4.2 Current local plan policy looks to deliver affordable rent units and shared
ownership dwellings in the first instance to meet housing need and affordability.
4.3 The recommended affordable housing mix on this scheme is as follow:
35% = 17 dwellings

Affordable Rent:
2 x 1b 2p bungalow – affordable rent
9 x 2b 4p house – affordable rent
3 x 3b 6p house – affordable rent
Shared Ownership:
2 x 2b 4p house
1 x 3b 5p house

5. Other requirements for affordable homes:
•

Properties must be built to the Housing Standards Technical guidance March
2015.

•

S106 affordable dwellings should be delivered grant free.

•

A condition will be included in the planning consent to reflect that the applicant
has taken account of the ageing demographic profile for Mid Suffolk – “Prior
to or concurrent with the first reserved matters application submitted,
details of the mix of type and size of the market dwellings to be provided
shall be submitted to and approved in writing by the local planning
authority. Development shall be carried out in accordance with the
approved details.”
Standard trigger points for the delivery of the affordable housing – this
will then be included automatically in the instruction from planning to
shared legal services that it needs to be in the S106 agreement as a matter
of course.

•

•

(a) not Occupy or permit Occupation of more than fifty per cent (50%) (rounded
up to the nearest whole Dwelling) Market Housing Units in each Phase until fifty
per cent (50%) of the Affordable Housing Units for that Phase have been
constructed and are ready for Occupation and have been transferred to the
Registered Provider; and

•

(b) not Occupy or permit Occupation of more than eighty per cent (80%)
(rounded up to the nearest whole Dwelling) Market Housing Units in each
Phase until all of the Affordable Housing Units for that Phase have been
constructed and are ready for Occupation and have been transferred to the
Registered Provider

•

The council is granted 100% nomination rights to all the affordable units on first
lets and minimum of 75% of relets in perpetuity.

•

For all shared ownership dwellings applicants must be registered with the
Suffolk Homebuy agency.

•

Initial share purchases for shared ownership dwellings to be capped at 70%.

•

The affordable units to be constructed ‘tenure blind’ and must not be in clusters
of more than 15 dwellings. The affordable homes should be distributed across
the different phases of the development.

•

All flats must be in separate blocks and capable of freehold transfer to an RP.
The flatted blocks must provide bicycle storage and bin store areas.

•

Adequate parking provision is made for the affordable housing units and cycle
storage/sheds.

MID SUFFOLK DISTRICT COUNCIL

To:

Bradly Heffer– Development Management

From:

Louise Barker – Housing Enabling Officer – Strategic Housing

Date:

4th June 2019

Subject:

DC/19/02312

Proposal:
Planning Application - Outline Planning Application (with all matters
reserved except access) - Erection of 65 dwellings and associated operations,
including; vehicular and pedestrian access, provision of school car park, open space,
infrastructure and landscaping.
Location:

Land on the south side of Framlingham Road, Laxfield, Suffolk

Key Points
1. Background Information

2.

•

This is a development proposal for the erection of 65 dwellings.

•

This development triggers an affordable housing contribution under
current local policy. 35% affordable housing contribution is required and
this equates to 22 dwellings with on site delivery in the first instance.

Housing Need Information:

2.1 The Ipswich Housing Market Area, Strategic Housing Market Assessment (SMHA)
document, updated in 2017, confirms a continuing need for housing across all
tenures and a growing need for affordable housing.
2.2 The 2017 SHMA indicates that in Mid Suffolk there is a need for 94 new
affordable homes per annum. Ref1
2.3 Furthermore, by bedroom numbers the affordable housing mix should equate to:
Ref2
Estimated proportionate demand for
affordable new housing stock by
bedroom number

Bed Nos
1
2
3
4+

% of total new
affordable stock
46%
36%
16%
2%

2.4 This compares to the estimated proportionate demand for new housing stock by
bedroom size across all tenures.
Ref3Estimated proportionate demand for
all tenure new housing stock by bedroom
number
Bed Nos
% of total new
stock
1
18%
2
29%
3
46%
4+
6%
2.5 The Council’s 2014 Suffolk Housing Needs Survey shows that there is high
demand for smaller homes, across all tenures, both for younger people, who may
be newly forming households and also for older people who are already in the
property-owning market and require different, appropriate housing, enabling them
to downsize. Affordability issues are the key drivers for this increased demand for
smaller homes.
2.6 The Council’s Choice Based Lettings system currently has circa. 724 applicants
registered for affordable housing in Mid Suffolk at June 19. The highest registered
need is for 1 beds followed by 2 beds. There is a much smaller need for 3+
bedrooms.
2.7 This site is a S106 planning obligation site so the affordable housing provided will
be to meet district wide need hence the 724 applicants registered is the important
number.
3. Preferred Mix for Open Market homes.
3.1 There is growing evidence that housebuilders need to address the demand from
older people who are looking to downsize or right size and want to remain in their local
communities.
3.2 There is a strong need for homes more suited to the over 55 age bracket within
the district and supply of single storey dwellings or 1.5 storeys has been very limited
over the last 10 years in the locality.
3.3 Furthermore, the 2014 Suffolk Housing Survey shows that, across Mid Suffolk
district:

o 12% of all existing households contain someone looking for their own
property over the next 3 years (mainly single adults without children). The
types of properties they are interested in are flats / apartments, and smaller
terraced or semi-detached houses.
o Although this is not their first preference, many accept that the private
rented sector is their most realistic option.
o 25% of households think their current property will not be suitable for their
needs in 10 years’ time.
o 2 & 3 bed properties are most sought after by existing households wishing
to move.
o Suitable housing options for more elderly people are less available within
the current housing stock. 6% of all households have elderly relatives
who may need to move to Suffolk within the next 3 years.
3.4 This development proposal is a scheme of 65 dwellings with an illustrated layout
showing a mix of units which comprises 12no. 2 bed houses, 31no. 3 bed houses,
17no. 4 bed houses and 5no. 5 bed houses. We would wish to see a broad range of
house types including bungalows and to include 1 bedrooms and less 3, 4 and 5
bedrooms. This would enable the scheme to meet a greater range of need.
4. Preferred mix for Affordable Housing
4.1 This site is a s106 planning obligation site, the affordable homes would be
allocated on a district wide basis. The housing register shows a district wide housing
need of 724 with a majority of 1 and 2 bedroom homes followed by a smaller need for
3+ bedrooms. There are 12 applicants with a local connection to Laxfield.
4.2 Current local plan policy looks to deliver affordable rent units and shared
ownership dwellings in the first instance to meet housing need and affordability.
4.3 The recommended affordable housing mix on this scheme is as follow:
35% = 22 dwellings
Affordable Rent:
4 x 1b 2p bungalow – affordable rent
10 x 2b 4p house – affordable rent
4 x 3b 6p house – affordable rent
Shared Ownership Tenure:
2 x 2b 4p house

2 x 3b 5p house
5. Other requirements for affordable homes:
•

Properties must be built to the Housing Standards Technical guidance March
2015.

•

S106 affordable dwellings should be delivered grant free.

•

The council is granted 100% nomination rights to all the affordable units on
first lets and minimum of 75% of relets in perpetuity.

•

For all shared ownership dwellings applicants must be registered with the
Suffolk Homebuy agency.

•

Initial share purchases for shared ownership dwellings to be capped at 70%.

•

The affordable units to be constructed ‘tenure blind’ and must not be in
clusters of more than 15 dwellings. The affordable homes should be
distributed across the different phases of the development.

•

All flats must be in separate blocks and capable of freehold transfer to an RP.
The flatted blocks must provide bicycle storage and bin store areas.

•

Adequate parking provision is made for the affordable housing units and cycle
storage/sheds.

Planning Applications – Suggested Informative Statements and
Conditions Report
If you would like to discuss any of the points in this document please
contact us on 03456 066087, Option 1 or email
planningliaison@anglianwater.co.uk.

AW Site
Reference:

152951/1/0071256

Local
Planning
Authority:

Mid Suffolk District

Site:

Land On The South Side Of, Framlingham
Road, Laxfield, Suffolk

Proposal:

Outline Planning Application (with all
matters reserved except access) - Erection
of 49 dwellings and associated operations,
including; vehicular and pedestrian access,
provision of school car park, open space,
infrastructure and landscaping.

Planning
application:

DC/19/02312

Prepared by: Pre-Development Team
Date: 25 October 2019

Planning Report

ASSETS
Section 1 - Assets Affected
Our records show that there are no assets owned by Anglian Water or those subject to an adoption agreement
within the development site boundary.

WASTEWATER SERVICES
Section 2 - Wastewater Treatment
The foul drainage from this development is in the catchment of Halesworth Water Recycling Centre that will have
available capacity for these flows

Section 3 - Used Water Network
The sewerage system at present has available capacity for these flows via a gravity discharge regime. If the
developer wishes to connect to our sewerage network they should serve notice under Section 106 of the Water
Industry Act 1991. We will then advise them of the most suitable point of connection. (1) INFORMATIVE - Notification
of intention to connect to the public sewer under S106 of the Water Industry Act Approval and consent will be
required by Anglian Water, under the Water Industry Act 1991. Contact Development Services Team 0345 606
6087. (2) INFORMATIVE - Notification of intention to connect to the public sewer under S106 of the Water Industry
Act Approval and consent will be required by Anglian Water, under the Water Industry Act 1991. Contact
Development Services Team 0345 606 6087. (3) INFORMATIVE - Protection of existing assets - A public sewer is
shown on record plans within the land identified for the proposed development. It appears that development
proposals will affect existing public sewers. It is recommended that the applicant contacts Anglian Water
Development Services Team for further advice on this matter. Building over existing public sewers will not be
permitted (without agreement) from Anglian Water. (4) INFORMATIVE - Building near to a public sewer - No building
will be permitted within the statutory easement width of 3 metres from the pipeline without agreement from Anglian
Water. Please contact Development Services Team on 0345 606 6087. (5) INFORMATIVE: The developer should
note that the site drainage details submitted have not been approved for the purposes of adoption. If the developer
wishes to have the sewers included in a sewer adoption agreement with Anglian Water (under Sections 104 of the
Water Industry Act 1991), they should contact our Development Services Team on 0345 606 6087 at the earliest
opportunity. Sewers intended for adoption should be designed and constructed in accordance with Sewers for
Adoption guide for developers, as supplemented by Anglian Water’s requirements.

Section 4 - Surface Water Disposal
The preferred method of surface water disposal would be to a sustainable drainage system (SuDS) with connection
to sewer seen as the last option. Building Regulations (part H) on Drainage and Waste Disposal for England
includes a surface water drainage hierarchy, with infiltration on site as the preferred disposal option, followed by
discharge to watercourse and then connection to a sewer.
From the details submitted to support the planning application the proposed method of surface water management
does not relate to Anglian Water operated assets. As such, we are unable to provide comments on the suitability of
the surface water management. The Local Planning Authority should seek the advice of the Lead Local Flood
Authority or the Internal Drainage Board. The Environment Agency should be consulted if the drainage system
directly or indirectly involves the discharge of water into a watercourse. Should the proposed method of surface
water management change to include interaction with Anglian Water operated assets, we would wish to be reconsulted to ensure that an effective surface water drainage strategy is prepared and implemented.

Planning Report

Planning Applications – Suggested Informative Statements and
Conditions Report
If you would like to discuss any of the points in this document please
contact us on 03456 066087, Option 1 or email
planningliaison@anglianwater.co.uk.

AW Site
Reference:

147730/1/0059616

Local
Planning
Authority:

Mid Suffolk District

Site:

Land On The South Side Of Framlingham
Road Laxfield Suffolk

Proposal:

Outline Planning Application (with all
matters reserved except access) - Erection
of 65 dwellings and associated operations,
including; vehicular and pedestrian access,
provision of school car park, open space,
infrastructure and landscaping.

Planning
application:

DC/19/02312

Prepared by: Pre-Development Team
Date: 12 June 2019

ASSETS
Section 1 - Assets Affected
Our records show that there are no assets owned by Anglian Water or those subject to an adoption agreement
within the development site boundary.

WASTEWATER SERVICES
Section 2 - Wastewater Treatment
The foul drainage from this development is in the catchment of Halesworth Water Recycling Centre that will have
available capacity for these flows

Planning Report

Section 3 - Used Water Network
The sewerage system at present has available capacity for these flows via a gravity discharge regime. If the
developer wishes to connect to our sewerage network they should serve notice under Section 106 of the Water
Industry Act 1991. We will then advise them of the most suitable point of connection. (1) INFORMATIVE - Notification
of intention to connect to the public sewer under S106 of the Water Industry Act Approval and consent will be
required by Anglian Water, under the Water Industry Act 1991. Contact Development Services Team 0345 606
6087. (2) INFORMATIVE - Notification of intention to connect to the public sewer under S106 of the Water Industry
Act Approval and consent will be required by Anglian Water, under the Water Industry Act 1991. Contact
Development Services Team 0345 606 6087. (3) INFORMATIVE - Protection of existing assets - A public sewer is
shown on record plans within the land identified for the proposed development. It appears that development
proposals will affect existing public sewers. It is recommended that the applicant contacts Anglian Water
Development Services Team for further advice on this matter. Building over existing public sewers will not be
permitted (without agreement) from Anglian Water. (4) INFORMATIVE - Building near to a public sewer - No building
will be permitted within the statutory easement width of 3 metres from the pipeline without agreement from Anglian
Water. Please contact Development Services Team on 0345 606 6087. (5) INFORMATIVE: The developer should
note that the site drainage details submitted have not been approved for the purposes of adoption. If the developer
wishes to have the sewers included in a sewer adoption agreement with Anglian Water (under Sections 104 of the
Water Industry Act 1991), they should contact our Development Services Team on 0345 606 6087 at the earliest
opportunity. Sewers intended for adoption should be designed and constructed in accordance with Sewers for
Adoption guide for developers, as supplemented by Anglian Water’s requirements.

Section 4 - Surface Water Disposal
The preferred method of surface water disposal would be to a sustainable drainage system (SuDS) with connection
to sewer seen as the last option. Building Regulations (part H) on Drainage and Waste Disposal for England
includes a surface water drainage hierarchy, with infiltration on site as the preferred disposal option, followed by
discharge to watercourse and then connection to a sewer.
From the details submitted to support the planning application the proposed method of surface water management
does not relate to Anglian Water operated assets. As such, we are unable to provide comments on the suitability of
the surface water management. The Local Planning Authority should seek the advice of the Lead Local Flood
Authority or the Internal Drainage Board. The Environment Agency should be consulted if the drainage system
directly or indirectly involves the discharge of water into a watercourse. Should the proposed method of surface
water management change to include interaction with Anglian Water operated assets, we would wish to be reconsulted to ensure that an effective surface water drainage strategy is prepared and implemented.

Planning Report

FOR THE ATTENTION OF THE APPLICANT - if Section 3 or Section 4 condition has
been recommended above, please see below information:
Next steps
Desktop analysis has suggested that the proposed development will lead to an unacceptable risk of flooding
downstream. We therefore highly recommend that you engage with Anglian Water at your earliest convenience to
develop in consultation with us a feasible drainage strategy.
If you have not done so already, we recommend that you submit a Pre-planning enquiry with our Pre-Development
team. This can be completed online at our website http://www.anglianwater.co.uk/developers/pre-development.aspx
Once submitted, we will work with you in developing a feasible mitigation solution.
If a foul or surface water condition is applied by the Local Planning Authority to the Decision Notice, we will require a
copy of the following information prior to recommending discharging the condition:

Foul water:
Feasible drainage strategy agreed with Anglian Water detailing the discharge solution including:
Development size
Proposed discharge rate (Should you require a pumped connection, please note that our minimum pumped
discharge rate is 3.8l/s)
Connecting manhole discharge location (No connections can be made into a public rising main)
Notification of intention to connect to the public sewer under S106 of the Water Industry Act (More information
can be found on our website)
Feasible mitigation strategy in agreement with Anglian Water (if required)

Surface water:
Feasible drainage strategy agreed with Anglian Water detailing the discharge solution, including:
Development hectare size
Proposed discharge rate (Our minimum discharge rate is 5l/s. The applicant can verify the site’s existing 1 in 1
year greenfield run off rate on the following HR Wallingford website -http://www.uksuds.com/drainagecalculation-tools/greenfield-runoff-rate-estimation . For Brownfield sites being demolished, the site should be
treated as Greenfield. Where this is not practical Anglian Water would assess the roof area of the former
development site and subject to capacity, permit the 1 in 1 year calculated rate)
Connecting manhole discharge location
Sufficient evidence to prove that all surface water disposal routes have been explored as detailed in the surface
water hierarchy, stipulated in Building Regulations Part H (Our Surface Water Policy can be found on our
website)

Planning Report

Your ref: DC/19/02312/OUT
Our ref: 00052997
Date: 01 November 2019
Enquiries to: Peter Freer
Tel: 01473 264801
Email: peter.freer@suffolk.gov.uk
By e-mail only:

planningblue@baberghmidsuffolk.gov.uk
FAO Jack Wilkinson – Principal Planning Officer
Dear Jack,

Re: Outline Planning Application (with all matters reserved except access) Erection of 49 dwellings and associated operations, including; vehicular and
pedestrian access, provision of school car park, open space, infrastructure
and landscaping. Land on The South Side Of Framlingham Road Laxfield
Suffolk
I refer to the above application for planning permission in Mid Suffolk
reconsultation. I previously responded to this application on 5 th June 2019 in
response to 65 dwellings. The application has now been amended to 49 dwellings
and the infrastructure impact has been updated as follows.
Proposed number of dwellings
from development:
Approximate persons
generated from proposal

1 Bedroom
apartments

2 bedroom+
Houses
49
113

Total
49
113

Whilst some infrastructure requirements will be covered under Mid Suffolk District
Council’s Position Statement of the CIL charging schedule it is nonetheless the
Government’s intention that all development must be sustainable as set out in the
National Planning Policy Framework (NPPF). On this basis, the County Council
sets out below the infrastructure implications with costs, if planning permission is
granted and implemented. To assist in keeping the letter short, supporting policy
justification has been set out in Appendix A.
To aid simplicity, as Mid Suffolk’s CIL covers libraries, waste, education and preschool infrastructure, these have been removed from this letter but the County
Council would make a future bid for CIL funding of £199,152 to primary school
provision, £82,980 to pre-school provision, £45,476 to sixth form provision, and
£10,584 to library provision.
I set out below Suffolk County Council’s views, which provides our infrastructure
requirements associated with this application and this will need to be considered
by the Council.
Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX
www.suffolk.gov.uk

1

1. Education. Paragraph 94 of the NPPF states: ‘It is important that a sufficient
choice of school places is available to meet the needs of existing and new
communities. Local planning authorities should take a proactive, positive and
collaborative approach to meeting this requirement, and to development that will
widen choice in education. They should:
a) give great weight to the need to create, expand or alter schools through the
preparation of plans and decisions on applications; and
b) work with schools promoters, delivery partners and statutory bodies to
identify and resolve key planning issues before applications are submitted.’
Furthermore, the NPPF at paragraph 104 states: ‘Planning policies should:
a) support an appropriate mix of uses across an area, and within larger scale
sites, to minimise the number and length of journeys needed for
employment, shopping, leisure, education and other activities;’
School level
Primary school
age range, 511:
High school
age range, 1116:
Sixth school
age range,
16+:

Minimum pupil
yield:

Required:

Cost per place £
(2019/20):

12

12

16,596

9

0

22,738

2

2

22,738

Total education CIL contributions:

£244,628.00

The local catchment schools are All Saints Church of England Primary School,
Stradbroke High School and Thomas Mills High School.
The recent DfE guidance advises in paragraph 15 that costs of mainstream
school places be based on “national average costs published annually in the
DfE school place scorecards”, to differentiate between the average per pupil
cost of a new school, permanent expansion or temporary expansion, and that
this average should be adjusted using BCIS location factors. The most recent
scorecard is 2018 and the national average expansion cost per pupil for
primary schools is £16,596. The most recent (10 March 2019) BCIS location
factor for the East of England, which includes Suffolk, is 100. When applied to
the national expansion build cost (£16,596 / 1.00) produces a total of £16,596
per pupil for permanent expansion.
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Primary School Places
All Saints C of E Primary School, Laxfield is a 119 place Church of England
Academy within the All Saints Schools Trust. The school is housed in
permanent accommodation which comprises of the main school building. The
net capacity of the school is 119.
The level of development being considered for Laxfield through the potential
development sites and evidence for the Reg 18 Local Plan consultation
document (July 2019), based on the numbers of housing in this proposal and
the indicative number of dwellings in SS0616, is 64 dwellings. This would
generate 16 additional primary pupils. In addition a new application has been
received for an additional 11 dwellings (19/04998/FUL) at land on West Side of
Bickers Hill Road.
The school is currently forecast to exceed 95% capacity and the school is
unable to expand any further within its site.

Forecast peak age group sizes

Forecast Summer term total rolls

2019/20

2020/21

2021/22

2022/23

2023/24

124

126

129

129

125

The ability of the school to expand needs to be preserved and, to that end, this
site can help facilitate this through the delivery of a relocated school car park.
If the school were to accommodate pupils from the developments being
proposed an expansion from 119 to 140 places would be considered (PAN 17 to
PAN 20). Whilst the school has the required number of classrooms to
accommodate a PAN of 20, some of the classroom accommodation is smaller
than the recommendations in Building Bulletin 103. In addition, the school hall is
also small compared to recommendations for a 140 place school. Other spaces
in the school may also require some alterations to accommodate additional
pupils.
The school site is currently just large enough to house the school at its current
capacity. A 140 place school would require a minimum site of approximately
0.667ha, 0.054ha more than the existing site. It is considered possible to
expand the school (subject to planning permission) by relocating the school car
park, which would then allow building on the existing school car park.
Securing the ability for the school to expand in the future and to avoid the school
being landlocked is considered to be the most sustainable and cost-effective
solution to cope with pupils arising from housing growth. A high level feasibility
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exercise indicates that the school could expand if the school car park can be
relocated. The school has been approached about the proposed school car
park, and the future opportunities this may present in terms of enabling
expansion of the existing accommodation, the details of which will be discussed
further.
School car park
According to Suffolk Guidance for Parking Technical Guidance (November
2015), if the school were to increase to 140 places it would require the following
parking provision:
Proposed School capacity
Parking Spaces required

Staff
Visitor
Disabled
Total Number of Parking Spaces Required
Total Number of Powered Two-Wheeler spaces
Required

140 places
9
7
1
17
2

The delivery of a new school parking area will allow there to be space for the
primary school to expand so that there are sufficient places for the pupils
arising.
We would need the school car parking spaces constructed at an early
phase of the development and then transferred to SCC. Land to be
secured via a planning obligation, the developer to construct and lay out
the car park including a low-level fence and gate around the school car
parking area and make it available for the school’s use before occupation,
and the freehold transferred to SCC for £1.
The regulating issue of how the school car parking spaces are kept for school
use only can be addressed by a low-level fence and a gate that can be locked.
It is understood that the additional parking area to be provided as part of the
proposed development can be also used by parents to drop off and pick up their
children as well as visitors of the residents. Whilst this has its benefits, SCC’s
preference is that pupils will use sustainable methods to travel to the school.
Education Summary
We currently forecast to have no surplus places at the catchment primary school
and Sixth Form High School. SCC support the delivery of the school car park to
maintain the ability for the primary school to expand in the future. Thomas Mills
High School can be expanded within its own site boundary. Both expansion
projects are expected to be funded through the District’s Community
Infrastructure Levy.
Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX
www.suffolk.gov.uk

4

12.Monitoring fee. The new CIL Regs allow for the charging of monitoring fees. In
this respect the county council charges £500 for each trigger point in a planning
obligation. The monitoring charge will be payable on commencement of the
development.
11. Legal costs. SCC will require an undertaking for the reimbursement of its own
legal costs, whether or not the matter proceeds to completion.
12. Time Limits. The above information is time-limited for 6 months only from the
date of this letter.
Apart from any site specific matters to be secured by way of a planning conditions or
planning obligation (in addition to the delivery of the school car park), the above will
form the basis of a future bid to Mid Suffolk District Council for CIL funds if planning
permission is granted and implemented. This will be reviewed when a reserved
matters application is submitted.
I would be grateful if the above information can be provided to the decision-taker in
respect of this planning application and infrastructure mitigation reported fully in the
committee report.
Yours sincerely,
P J Freer
Peter Freer MSc MRTPI
Senior Planning and Infrastructure Officer
Growth, Highways and Infrastructure - Strategic Development
cc.

Sarah Hammond, SCC
Carol Barber, SCC
Sam Harvey, SCC
CIL expenditure team, BMSDC
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Appendix A – policy background and supporting information for the decision
taker
Whilst some infrastructure requirements will be covered under Mid Suffolk District
Council’s Regulation 123 list of the CIL charging schedule it is nonetheless the
Government’s intention that all development must be sustainable as set out in the
National Planning Policy Framework (NPPF). On this basis, the County Council sets
out below the infrastructure implications with costs, if planning permission is granted
and implemented.
The National Planning Policy Framework (NPPF) paragraph 56 sets out the
requirements of planning obligations, which are that they must be:
a) Necessary to make the development acceptable in planning terms;
b) Directly related to the development; and,
c) Fairly and reasonably related in scale and kind to the development.
The County and District Councils have a shared approach to calculating infrastructure
needs, in the adopted Section 106 Developers Guide to Infrastructure Contributions in
Suffolk.
Mid Suffolk District Council adopted their Core Strategy in September 2008 and
Focused Review in December 2012. The Core Strategy includes the following
objectives and policies relevant to providing infrastructure:
• Objective 6 seeks to ensure provision of adequate infrastructure to support new
development; this is implemented through Policy CS6: Services and
Infrastructure.
•

Policy FC1 and FC1.1 apply the presumption in favour of sustainable
development in Mid Suffolk.

The emerging Joint Local Plan contains policy proposals that will form an important
tool for the day to day determination of planning application in both districts.
Infrastructure is one of the key planning issues and the Infrastructure chapter states
that the Councils fully appreciate that the delivery of new homes and jobs needs to be
supported by necessary infrastructure, and new development must provide for the
educational needs of new residents.
Community Infrastructure Levy
Mid Suffolk District Council adopted a CIL Charging Schedule on 21 January 2016
and charges CIL on planning permissions granted after 11 April 2016.
New CIL Regulations were laid before Parliament on 4 June 2019. These Regulations
(Community Infrastructure Levy (Amendment) (England) (No. 2) Regulations 2019)
came into force on 1 September 2019 (“the commencement date”). Regulation 11
removes regulation 123 (pooling restriction and the CIL 123 List in respect of ‘relevant
infrastructure’).
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Education. The Department for Education (DfE) publication ‘Securing developer
contributions for education’ (April 2019), which should be read in conjunction with the
Planning Practice Guidance (PPG) advice on planning obligations [revised September
2019]. Paragraph 19 of the DfE guidance states, “We advise local authorities with
education responsibilities to work jointly with relevant local planning authorities as
plans are prepared and planning applications determined, to ensure that all education
needs are properly addressed, including both temporary and permanent education
needs where relevant, such as school transport costs and temporary school provision
before a permanent new school opens within a development site”.
Pre-school provision. The Childcare Act 2006 places a range of duties on local
authorities regarding the provision of sufficient, sustainable and flexible childcare
that is responsive to parents’ needs. Local authorities are required to take a lead
role in facilitating the childcare market within the broader framework of shaping
children’s services in partnership with the private, voluntary and independent sector.
Section 7 of the Act sets out a duty to secure funded early years provision of the
equivalent of 15 hours funded education per week for 38 weeks of the year for
children from the term after their third birthday until they are of compulsory school
age. The Education Act 2011 places a statutory duty on local authorities to ensure
the provision of early education for every disadvantaged 2-year-old the equivalent of
15 hours funded education per week for 38 weeks. The Childcare Act 2016 places a
duty on local authorities to secure the equivalent of 30 hours funded childcare for 38
weeks of the year for qualifying children from September 2017 – this entitlement
only applies to 3 and 4 years old of working parents.
The recently published guidance from the Department for Education on Delivering
schools to support housing growth states in paragraph 16: “Developer contributions
for early years provision will usually be used to fund places at existing or new school
sites, incorporated within primary or all-through schools. Therefore, we recommend
that the per pupil cost of early years provision is assumed to be the same as for a
primary school”.
Waste. All local planning authorities should have regard to both the Waste
Management Plan for England and the National Planning Policy for Waste when
discharging their responsibilities to the extent that they are appropriate to waste
management. The Waste Management Plan for England sets out the Government’s
ambition to work towards a more sustainable and efficient approach to resource use
and management.
Paragraph 8 of the National Planning Policy for Waste states that when determining
planning applications for non-waste development, local planning authorities should,
to the extent appropriate to their responsibilities, ensure that:
- New, non-waste development makes sufficient provision for waste
management and promotes good design to secure the integration of waste
management facilities with the rest of the development and, in less developed
areas, with the local landscape. This includes providing adequate storage
facilities at residential premises, for example by ensuring that there is sufficient
and discrete provision for bins, to facilitate a high quality, comprehensive and
frequent household collection service.
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SCC requests that waste bins and garden composting bins should be provided
before occupation of each dwelling and this will be secured by way of a planning
condition. SCC would also encourage the installation of water butts connected to
gutter down-pipes to harvest rainwater for use by occupants in their gardens.
Supported Housing. Section 5 of the NPPF seeks to deliver a wide choice of highquality homes. Supported Housing provision, including Extra Care/Very Sheltered
Housing providing accommodation for those in need of care, including the elderly and
people with learning disabilities, needs to be considered in accordance with
paragraphs 61 to 64 of the NPPF.
Following the replacement of the Lifetime Homes standard, designing homes to
Building Regulations Part M ‘Category M4(2)’ standard offers a useful way of meeting
this requirement, with a proportion of dwellings being built to ‘Category M4(3)’
standard. In addition, we would expect a proportion of the housing and/or land use to
be allocated for housing with care for older people e.g. Care Home and/or specialised
housing needs, based on further discussion with the LPAs housing team to identify
local housing needs.
Sustainable Drainage Systems. Section 14 of the NPPF seeks to meet the
challenges of climate change, flooding and coastal change. Suffolk County Council is
the lead local flood authority. Paragraphs 155 – 165 refer to planning and flood risk
and paragraph 165 states: ‘Major developments should incorporate sustainable
drainage systems unless there is clear evidence that this would be inappropriate. The
systems used should:
a) take account of advice from the lead local flood authority;
b) have appropriate proposed minimum operational standards;
c) have maintenance arrangements in place to ensure an acceptable standard of
operation for the lifetime of the development; and
d) where possible, provide multifunctional benefits.’
In accordance with the NPPF, when considering a major development (of 10 dwellings
or more), sustainable drainage systems should be provided unless demonstrated to
be inappropriate.
A consultation response will be coordinated by Suffolk County Council FAO Jason
Skilton.
Ecology, landscape & heritage. These are matters for the Council to consider and
address. In terms of good design, it is suggested that consideration should be given to
incorporating suitable roosting and nesting boxes within dwellings for birds and bats,
as well as providing suitable biodiversity features including plants to attract & support
insects, reptiles, birds & mammals. Refer to the MHCLG guidance on the Natural
environment [updated 21 July 2019].
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Fire Service. Any fire hydrant issues will need to be covered by appropriate planning
conditions. SCC would strongly recommend the installation of automatic fire
sprinklers. The Suffolk Fire and Rescue Service requests that early consideration is
given during the design stage of the development for both access for fire vehicles and
the provisions of water for firefighting which will allow SCC to make final consultations
at the planning stage.
Superfast broadband. This should be considered as part of the requirements of the
NPPF Section 10 ‘Supporting high quality communication’. SCC would recommend
that all development is equipped with high speed broadband (fibre optic). This
facilitates home working which has associated benefits for the transport network and
also contributes to social inclusion; it also impacts educational attainment and social
wellbeing, as well as improving property prices and saleability.
As a minimum, access line speeds should be greater than 30Mbps, using a fibre
based broadband solution, rather than exchange-based ADSL, ADSL2+ or exchange
only connections. The strong recommendation from SCC is that a full fibre provision
should be made, bringing fibre cables to each premise within the development
(FTTP/FTTH). This will provide
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Your ref: DC/19/02312/OUT
Our ref: 00052997
Date: 05 June 2019
Enquiries to: Peter Freer
Tel: 01473 264801
Email: peter.freer@suffolk.gov.uk
By e-mail only:

planninggreen@baberghmidsuffolk.gov.uk
FAO Bradly Heffer – Principal Planning Officer
Dear Bradly,

Re: Laxfield, south of Framlingham Road, IP13 8DW - Outline Planning
Application (with all matters reserved except access) - Erection of 65
dwellings and associated operations, including; vehicular and pedestrian
access, provision of school car park, open space, infrastructure and
landscaping.
I refer to the above application for planning permission in Mid Suffolk.
Proposed number of dwellings
from development:
Approximate persons
generated from proposal

1 Bedroom
apartments

2 bedroom+
Houses
65
150

Total
65
150

Ideally, the County Council would like to see a plan-led approach to housing
growth in the locality, which would also identify the infrastructure requirements
based on cumulative growth. The risk here is that individual developer-led
applications, including applications that may deliver future phases of
development, are granted planning permission without proper consideration being
given to the cumulative impacts on essential infrastructure including highway
impacts and school provision. As a developer-led approach the proposal must
mitigate the impacts on education provision.
I set out below Suffolk County Council’s views, which provides our infrastructure
requirements associated with this application and this will need to be considered
by the Council.
Paragraph 56 of the National Planning Policy Framework (NPPF) 2018 sets out
the requirements of planning obligations, which are that they must be:
a)
b)
c)

Necessary to make the development acceptable in planning terms;
Directly related to the development; and,
Fairly and reasonably related in scale and kind to the development.
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The County and District Councils have a shared approach to calculating
infrastructure needs, in the adopted Section 106 Developers Guide to Infrastructure
Contributions in Suffolk.
Mid Suffolk District Council adopted their Core Strategy in September 2008 and
Focused Review in December 2012. The Core Strategy includes the following
objectives and policies relevant to providing infrastructure:
•
•

Objective 6 seeks to ensure provision of adequate infrastructure to support
new development; this is implemented through Policy CS6: Services and
Infrastructure.
Policy FC1 and FC1.1 apply the presumption in favour of sustainable
development in Mid Suffolk.

Community Infrastructure Levy
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 as per CIL Regulation 123(4) chose to publish a list of types of infrastructure
that it intends will be 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

As of 6th April 2015, the 123 Regulations restrict the use of pooled contributions
towards items that may be funded through the levy. The requirements being sought
here would be requested through CIL, and therefore would meet the new legal test. It
is anticipated that the District Council is responsible for monitoring infrastructure
contributions being sought.
Site specific mitigation will be covered by a planning obligation and/or
planning conditions.
The details of specific CIL contribution requirements related to the proposed scheme
are set out below:
1. Education. Paragraph 94 of the NPPF states: ‘It is important that a sufficient choice
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of school places is available to meet the needs of existing and new communities. Local
planning authorities should take a proactive, positive and collaborative approach to
meeting this requirement, and to development that will widen choice in education. They
should:
a) give great weight to the need to create, expand or alter schools through the
preparation of plans and decisions on applications; and
b) work with schools promoters, delivery partners and statutory bodies to identify and
resolve key planning issues before applications are submitted.’
Furthermore, the NPPF at paragraph 104 states: ‘Planning policies should:
a) support an appropriate mix of uses across an area, and within larger scale sites, to
minimise the number and length of journeys needed for employment, shopping,
leisure, education and other activities;’

School level

Minimum pupil
yield:

Primary school
age range, 511:
High school
age range, 1116:
Sixth school
age range,
16+:

Required:

Cost per place £
(2019/20):

16

16

16,732

12

0

22,306

3

3

22,306

Total education contributions:

£334,630.00

The local catchment schools are All Saints Church of England Primary School,
Stradbroke High School and Thomas Mills High School.
The recent DfE guidance advises in paragraph 15 that costs of mainstream
school places be based on “national average costs published annually in the
DfE school place scorecards”, to differentiate between the average per pupil
cost of a new school, permanent expansion or temporary expansion, and that
this average should be adjusted using BCIS location factors. The most recent
scorecard is 2017 and the national average expansion cost per pupil for
primary schools is £16,088. The most recent (10 May 2019) BCIS location
factor for the East of England, which includes Suffolk, is 104. When applied to
the national expansion build cost (£16,088 x 1.04) produces a total of £16,732
per pupil for permanent expansion.
Primary School Places
All Saints C of E Primary School, Laxfield is a 119 place Church of England
Academy within the All Saints Schools Trust. The school is housed in
permanent accommodation which comprises of the main school building. The
net capacity of the school is 119.
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The school is currently forecast to exceed 95% capacity and the school is
unable to expand any further within its site. The ability of the school to expand
needs to be preserved and, to that end, this site can help facilitate this through
the delivery of a relocated school car park.
The level of development being considered for Laxfield through the potential
development sites and evidence for the Reg 18 Local Plan consultation
document (August 2017), based on the numbers of housing in this proposal
(SS0069) and the indicative number of dwellings in SS0616, is 80 dwellings.
This would generate 20 additional primary pupils.
If the school were to accommodate pupils from the developments being
proposed an expansion from 119 to 140 places would be considered (PAN 17 to
PAN 20). Whilst the school has the required number of classrooms to
accommodate a PAN of 20, some of the classroom accommodation is smaller
than the recommendations in Building Bulletin 103. In addition, the school hall is
also small compared to recommendations for a 140 place school. Other spaces
in the school may also require some alterations to accommodate additional
pupils.
The school site is currently just large enough to house the school at its current
capacity. A 140 place school would require a minimum site of approximately
0.667ha, 0.054ha more than the existing site. It is considered possible to
expand the school (subject to planning permission) by relocating the school car
park, which would then allow building on the existing school car park.
Securing the ability for the school to expand in the future and to avoid the school
being landlocked is considered to be the most sustainable and cost-effective
solution to cope with pupils arising from housing growth. A high level feasibility
exercise indicates that the school could expand if the school car park can be
relocated. The school has been approached about the proposed school car
park, and the future opportunities this may present in terms of enabling
expansion of the existing accommodation, the details of which will be discussed
further.
School car park
According to Suffolk Guidance for Parking Technical Guidance (November
2015), if the school were to increase to 140 places it would require the following
parking provision:
Proposed School capacity
Parking Spaces required

Staff
Visitor
Disabled

Total Number of Parking Spaces Required
Total Number of Powered Two-Wheeler spaces Required

140 places
9
7
1
17
2
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We would need the school car parking spaces constructed at an early phase of
the development and then transferred to SCC. Land to be secured via a
planning obligation, the developer to construct and lay out the car park including
a low-level fence and gate around the school car parking area and make it
available for the school’s use before occupation, and the freehold transferred to
SCC for £1.
The regulating issue of how the school car parking spaces are kept for school
use only can be addressed by a low-level fence and a gate that can be locked.
It is understood that the additional parking area to be provided as part of the
proposed development can be also used by parents to drop off and pick up their
children as well as visitors of the residents. Whilst this has its benefits, SCC’s
preference is that pupils will use sustainable methods to travel to the school.
In conclusion, SCC supports the delivery of a new school parking area in order
for there to be space for the primary school to expand so that there are sufficient
places for pupils arising.
Secondary and Sixth Form School Places
The catchment secondary school is Stradbroke High School. This school does
have sufficient spare places to absorb the additional secondary pupils. Sixth
Form pupils will be accommodated at the Thomas Mills High School sixth form
but this will need to be expanded. Therefore, this development is expected to
necessitate a bid for the District Council’s CIL funds.
The recent DfE guidance advises in paragraph 16 that “further education places
provided within secondary school sixth forms will cost broadly the same as a
secondary school place”. The most recent scorecard is 2017 and the national
average expansion cost per pupil for secondary schools is £21,448. The most
recent (10 May 2019) BCIS location factor for the East of England, which
includes Suffolk, is 104. When applied to the national expansion build cost
(£21,448 x 1.04) produces a total of £22,306 per pupil for permanent expansion.
Education Summary
We currently forecast to have no surplus places at the catchment primary school
and Sixth Form High School. SCC support the delivery of the school car park to
facilitate the maintain the ability for the primary school to expand I the future.
Thomas Mills High School can be expanded within its own site boundary. Both
expansion projects are expected to be funded through the District’s Community
Infrastructure Levy.
The scale of contributions is based on cost multipliers for the capital cost of
providing a school place, which are reviewed annually to reflect changes in
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construction costs. The figures quoted will apply during the financial year
2019/20 only and have been provided to give a general indication of the scale of
contributions required should residential development go ahead. The sum will
be reviewed at key stages of the application process to reflect the projected
forecasts of pupil numbers and the capacity of the schools concerned at these
times.
2. Pre-school provision. Education for early years should be considered as part
of addressing the requirements of the NPPF Section 8: ‘Promoting healthy and
safe communities’. It is the responsibility of SCC to ensure that there is sufficient
local provision under the Childcare Act 2006. The Childcare Act in Section 7 sets
out a duty to secure free early years provision and all children in England receive
15 free hours free childcare. Through the Childcare Act 2016, from September
2017 families of 3 and 4 year olds may now be able to claim up to 30 hours a
week of free childcare.
Minimum number of
eligible children:
Pre-School age
range, 2-4:

7

Required:
7

Required pre-school contributions:

Cost per
place £
(2019/20):
16,732

£117,124.00

The recently published guidance from the Department for Education on
Delivering schools to support housing growth1 states in paragraph 16:
“Developer contributions for early years provision will usually be used to fund
places at existing or new school sites, incorporated within primary or all-through
schools. Therefore, we recommend that the per pupil cost of early years
provision is assumed to be the same as for a primary school”.
In the Ward of Stradbroke and Laxfield there are 4 providers. Collectively they
have a deficit of places available in this locality when taking into account other
development so there are no spaces available to accommodate the children
arising from the development. The District’s CIL funding will be applied for in
the future as set out in the above table towards expanding the existing settings.
3. Play space provision. This should be considered as part of addressing the
requirements of the NPPF Section 8: ‘Promoting healthy and safe communities.’
A further key document is the ‘Quality in Play’ document fifth edition published in
2016 by Play England.
4. Transport issues. The NPPF at Section 9 promotes sustainable transport. A
1

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/793661/S
ecuring_developer_contributions_for_education.pdf
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comprehensive assessment of highways and transport issues is required as part
of any planning application. This will include travel plan, pedestrian and cycle
provision, public transport, rights of way, air quality and highway provision (both
on-site and off-site). Requirements will be dealt with via planning conditions and
Section 106 agreements as appropriate, and infrastructure delivered to
adoptable standards via Section 38 and Section 278. This will be co-ordinated
by Sam Harvey of Suffolk County Council, Transport Strategy.
In its role as Highway Authority, Suffolk County Council has worked with the
local planning authorities to develop county-wide technical guidance on parking
in light of new national policy and local research. This was adopted by the
County Council in November 2014 and replaces the Suffolk Advisory Parking
Standards (2002). The guidance can be viewed at
https://www.suffolk.gov.uk/assets/planning-waste-and-environment/planningand-development-advice/2015-11-16-FINAL-2015-Updated-Suffolk-Guidancefor-Parking.pdf
5. Libraries. Refer to the NPPF ‘Section 8 Promoting healthy and safe
communities’. A minimum standard of 30 square metres of new library space
per 1,000 populations is required. Construction and initial fit out cost of
£3,000 per square metre for libraries (based on RICS Building Cost
Information Service data but excluding land costs). This gives a cost of (30 x
£3,000) = £90,000 per 1,000 people or £90 per person for library space.
Using established methodology, the capital contribution towards libraries
arising sought from this scheme is stated below and would be spent on
improving development of library services serving the area of the
development, and outreach activity from the nearest library, at Stradbroke.
Libraries contribution:

£14,040.00

6. Waste. All local planning authorities should have regard to both the Waste
Management Plan for England and the National Planning Policy for Waste when
discharging their responsibilities to the extent that they are appropriate to waste
management. The Waste Management Plan for England sets out the
Government’s ambition to work towards a more sustainable and efficient
approach to resource use and management.
Paragraph 8 of the National Planning Policy for Waste states that when
determining planning applications for non-waste development, local planning
authorities should, to the extent appropriate to their responsibilities, ensure that:
- New, non-waste development makes sufficient provision for waste
management and promotes good design to secure the integration of waste
management facilities with the rest of the development and, in less developed
areas, with the local landscape. This includes providing adequate storage
facilities at residential premises, for example by ensuring that there is sufficient
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and discrete provision for bins, to facilitate a high quality, comprehensive and
frequent household collection service.
SCC requests that waste bins and garden composting bins should be provided
before occupation of each dwelling and this will be secured by way of a planning
condition. SCC would also encourage the installation of water butts connected
to gutter down-pipes to harvest rainwater for use by occupants in their gardens.
Waste Contribution:

£ 0.00

7. Supported Housing. Section 5 of the NPPF seeks to deliver a wide choice of
high quality homes. Supported Housing provision, including Extra Care/Very
Sheltered Housing providing accommodation for those in need of care,
including the elderly and people with learning disabilities, needs to be
considered in accordance with paragraphs 61 to 64 of the NPPF.
Following the replacement of the Lifetime Homes standard, designing homes to
Building Regulations Part M ‘Category M4(2)’ standard offers a useful way of
meeting this requirement, with a proportion of dwellings being built to ‘Category
M4(3)’ standard. In addition we would expect a proportion of the housing and/or
land use to be allocated for housing with care for older people e.g. Care Home
and/or specialised housing needs, based on further discussion with the Babergh
housing team to identify local housing needs.
8. Sustainable Drainage Systems. Section 14 of the NPPF seeks to meet the
challenges of climate change, flooding and coastal change. Paragraphs 155 –
165 refer to planning and flood risk and paragraph 165 states: ‘Major
developments should incorporate sustainable drainage systems unless there is
clear evidence that this would be inappropriate. The systems used should:
a)

take account of advice from the lead local flood authority;

b)

have appropriate proposed minimum operational standards;

c)
have maintenance arrangements in place to ensure an acceptable
standard of operation for the lifetime of the development; and
d)

where possible, provide multifunctional benefits.’

In accordance with the NPPF, when considering a major development (of 10
dwellings or more), sustainable drainage systems should be provided unless
demonstrated to be inappropriate.
9. Fire Service. The Suffolk Fire and Rescue Service requests that early
consideration is given to access for fire vehicles and provision of water for firefighting. The provision of any necessary fire hydrants will need to be covered by
appropriate planning conditions.
Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX
www.suffolk.gov.uk
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Suffolk Fire and Rescue Service (SFRS) seek higher standards of fires safety in
dwelling houses and promote the installation of sprinkler systems and can
provided support and advice on their installation.
10. Superfast broadband.
This should be considered as part of addressing the requirements of the NPPF
Section 10 ‘Supporting high quality communications.’ SCC would recommend
that all development is equipped with high speed broadband (fibre optic). This
facilitates home working which has associated benefits for the transport network
and also contributes to social inclusion, it also impacts educational attainment and
social wellbeing, as well as impacting property prices and saleability.
As a minimum, access line speeds should be greater than 30Mbps, using a fibre
based broadband solution, rather than exchange based ADSL, ADSL2+ or
exchange only connections. The strong recommendation from SCC is that a full
fibre provision should be made, bringing fibre cables to each premise within the
development (FTTP/FTTH). This will provide a network infrastructure which is fit
for the future and will enable faster broadband.
11. Legal costs. SCC will require an undertaking for the reimbursement of its own
legal costs, whether or not the matter proceeds to completion.
12. Time Limits. The above information is time-limited for 6 months only from the
date of this letter.
13. Summary Table – Community Infrastructure Levy
Service
Contribution per dwelling
Requirement
Education - Primary
£4,118.65
Education –
£ 0.00
Secondary
Education – Sixth
£1,029.51
Form
Pre-School
£1,801.91
Transport - see
£0.00
section 4 above
Libraries
£216.00
Waste
£0.00
Total
£7,166.07

Capital Contribution
£267,712.00
£ 0.00
£66,918.00
£117,124.00
£0.00
£14,040.00
£0.00
£465,794.00

Apart from any site specific matters to be secured by way of a planning conditions or
planning obligation (in addition to the delivery of the school car park), the above will
form the basis of a future bid to Mid Suffolk District Council for CIL funds if planning
permission is granted and implemented. This will be reviewed when a reserved
matters application is submitted.
I would be grateful if the above information can be provided to the decision-taker in
respect of this planning application and infrastructure mitigation reported fully in the
Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX
www.suffolk.gov.uk
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committee report.
Yours sincerely,
P J Freer
Peter Freer MSc MRTPI
Senior Planning and Infrastructure Officer
Growth, Highways and Infrastructure - Strategic Development
cc.

Sarah Hammond, SCC
Carol Barber, SCC
Sam Harvey, SCC
CIL expenditure team, BMSDC

Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX
www.suffolk.gov.uk
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Your Ref:DC/19/02312
Our Ref: SCC/CON/4491/19
Date: 14 November 2019

All planning enquiries should be sent to the Local Planning Authority.
Email: planning@baberghmidsuffolk.gov.uk
The Planning Department
MidSuffolk District Council
Planning Section
1st Floor, Endeavour House
8 Russell Road
Ipswich
Suffolk
IP1 2BX
For the attention of: Jack Wilkinson
Dear Jack,
TOWN AND COUNTRY PLANNING ACT 1990
APPLICATION REF: DC/19/02312
PROPOSAL: Outline Planning Application (with all matters reserved except access) - Erection of 49
dwellings and associated operations, including; vehicular and pedestrian access, provision of school car
park, open space, infrastructure and landscaping.
LOCATION: Land On The South Side Of, Framlingham Road Laxfield, Suffolk
Notice is hereby given that the County Council as Highway Authority recommends that any
permission which that Planning Authority may give should include the conditions shown below:
COMMENTS
The NPPF focuses on the importance of promoting sustainable transport and give priority to public
transport, pedestrian and cycle movements. The primary school is within walking distance and the
development is providing a safe route for the vulnerable user. However, the proposed development is in
a rural village location, with minimal bus service so there will be a reliance on the use of private cars.
It is our opinion that this development would not have an unacceptable impact on highway safety (NPPF
para 109) therefore we do not object to the proposal.
CONDITIONS
V 1 - Condition: Before the access is first used visibility splays shall be provided as shown on Drawing
No. 2059/01A with an X dimension of 2.4m and a Y dimension of 90m and thereafter retained in the
specified form. Notwithstanding the provisions of Part 2 Class A of the Town & Country Planning
(General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or
without modification) no obstruction over 0.6 metres high shall be erected, constructed, planted or
permitted to grow within the areas of the visibility splays.
AL10 - Condition: Before the development is commenced, details of the access and associated works,
(including layout, levels, gradients, surfacing and means of surface water drainage), shall be submitted
to and approved in writing by the Local Planning Authority.
Reason: To ensure that roads/footways are constructed to an acceptable standard.
Endeavour House, 8 Russell Road, Ipswich, Suffolk. IP 1 2BX
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FW - Condition: Before any dwelling is first occupied, the developer shall construct a footway link to
existing footway network. Design and Construction details shall first be submitted to and approved by
the Local Planning Authority.
Reason: To ensure that suitable footways are provided to access the application site and to connect the
sites with adjacent footways and bus stops.
D 2 - Condition: Before the development is commenced details shall be submitted to and approved in
writing by the Local Planning Authority showing the means to prevent the discharge of surface water
from the development onto the highway. The approved scheme shall be carried out in its entirety before
the access is first used and shall be retained thereafter in its approved form.
Reason: To prevent hazards caused by flowing water or ice on the highway.
P 2 - Condition: Before the development is commenced details of the areas to be provided for the
[LOADING, UNLOADING,] manoeuvring and parking of vehicles including electric vehicle charging
points and secure cycle storage shall be submitted to and approved in writing by the Local Planning
Authority. The approved scheme shall be carried out in its entirety before the development is brought
into use and shall be retained thereafter and used for no other purpose.
Reason: To enable vehicles to enter and exit the public highway in forward gear in the interests of
highway safety.
B 2 - Condition: Before the development is commenced details of the areas to be provided for storage of
Refuse/Recycling bins shall be submitted to and approved in writing by the Local Planning Authority.
The approved scheme shall be carried out in its entirety before the development is brought into use and
shall be retained thereafter for no other purpose.
Reason: To ensure that refuse recycling bins are not stored on the highway causing obstruction and
dangers for other users.
HGV CONSTRUCTION - Condition: Before the development hereby permitted is commenced a
Construction Management Plan shall have been submitted to and approved in writing by the Local
Planning Authority. Construction of the development shall not be carried out other than in accordance
with the approved plan. The Construction Management Plan shall include the following matters:
 haul routes for construction traffic on the highway network and monitoring and review mechanisms.
 provision of boundary hoarding and lighting
 details of proposed means of dust suppression
 details of measures to prevent mud from vehicles leaving the site during construction
 details of deliveries times to the site during construction phase
 details of provision to ensure pedestrian and cycle safety
 programme of works (including measures for traffic management and operating hours)
 parking and turning for vehicles of site personnel, operatives and visitors
 loading and unloading of plant and materials
 storage of plant and materials
 maintain a register of complaints and record of actions taken to deal with such complaints at the site
office as specified in the Plan throughout the period of occupation of the site.
Reason: In the interest of highway safety to avoid the hazard caused by mud on the highway and to
ensure minimal adverse impact on the public highway during the construction phase.
NOTES
The Local Planning Authority recommends that developers of housing estates should enter into formal
agreement with the Highway Authority under Section 38 of the Highways Act 1980 relating to the
construction and subsequent adoption of Estate Roads. The works within the public highway will be
required to be designed and constructed in accordance with the County Council's specification.
The applicant will also be required to enter into a legal agreement under the provisions of Section 278 of
the Highways Act 1980 relating to the construction and subsequent adoption of the highway
improvements. Amongst other things the Agreement will cover the specification of the highway works,
safety audit procedures, construction and supervision and inspection of the works, bonding
arrangements, indemnity of the County Council regarding noise insulation and land compensation
claims, commuted sums, and changes to the existing street lighting and signing.

Yours sincerely,

Samantha Harvey
Senior Development Management Engineer
Growth, Highways and Infrastructure

Your Ref:DC/19/02312
Our Ref: SCC/CON/2992/19
Date: 2 August 2019

All planning enquiries should be sent to the Local Planning Authority.
Email: planning@baberghmidsuffolk.gov.uk
The Planning Department
MidSuffolk District Council
Planning Section
1st Floor, Endeavour House
8 Russell Road
Ipswich
Suffolk
IP1 2BX
For the attention of: Bradly Heffer
Dear Bradly,
TOWN AND COUNTRY PLANNING ACT 1990
CONSULTATION RETURN: DC/19/02312
PROPOSAL: Outline Planning Application (with all matters reserved except access) - Erection of 65
dwellings and associated operations, including; vehicular and pedestrian access,
provision of school car park, open space, infrastructure and landscaping.
LOCATION: Land On The South Side Of Framlingham Road, Laxfield, Suffolk IP13 8HE
Notice is hereby given that the County Council as Highway Authority recommends that any
permission which that Planning Authority may give should include the conditions shown below:
COMMENTS
The NPPF focuses on the importance of promoting sustainable transport and give priority to public
transport, pedestrian and cycle movements. The primary school is within walking distance and the
development is providing a safe route for the vulnerable user. However, the proposed development is in
a rural village location, with minimal bus service so there will be a reliance on the use of private cars.
It is our opinion that this development would not have an unacceptable impact on highway safety (NPPF
para 109) therefore we do not object to the proposal.
CONDITIONS
V 1 - Condition: Before the access is first used visibility splays shall be provided as shown on Drawing
No. 2059/01A with an X dimension of 2.4m and a Y dimension of 90m and thereafter retained in the
specified form. Notwithstanding the provisions of Part 2 Class A of the Town & Country Planning
(General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or
without modification) no obstruction over 0.6 metres high shall be erected, constructed, planted or
permitted to grow within the areas of the visibility splays.
AL10 - Condition: Before the development is commenced, details of the access and associated works,
(including layout, levels, gradients, surfacing and means of surface water drainage), shall be submitted
to and approved in writing by the Local Planning Authority.
Reason: To ensure that roads/footways are constructed to an acceptable standard.
Endeavour House, 8 Russell Road, Ipswich, Suffolk. IP 1 2BX
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FW - Condition: Before any dwelling is first occupied, the developer shall construct a footway link to
existing footway network. Design and Construction details shall first be submitted to and approved by
the Local Planning Authority.
Reason: To ensure that suitable footways are provided to access the application site and to connect the
sites with adjacent footways and bus stops.
D 2 - Condition: Before the development is commenced details shall be submitted to and approved in
writing by the Local Planning Authority showing the means to prevent the discharge of surface water
from the development onto the highway. The approved scheme shall be carried out in its entirety before
the access is first used and shall be retained thereafter in its approved form.
Reason: To prevent hazards caused by flowing water or ice on the highway.
P 2 - Condition: Before the development is commenced details of the areas to be provided for the
[LOADING, UNLOADING,] manoeuvring and parking of vehicles including electric vehicle charging
points and secure cycle storage shall be submitted to and approved in writing by the Local Planning
Authority. The approved scheme shall be carried out in its entirety before the development is brought
into use and shall be retained thereafter and used for no other purpose.
Reason: To enable vehicles to enter and exit the public highway in forward gear in the interests of
highway safety.
B 2 - Condition: Before the development is commenced details of the areas to be provided for storage of
Refuse/Recycling bins shall be submitted to and approved in writing by the Local Planning Authority.
The approved scheme shall be carried out in its entirety before the development is brought into use and
shall be retained thereafter for no other purpose.
Reason: To ensure that refuse recycling bins are not stored on the highway causing obstruction and
dangers for other users.
HGV CONSTRUCTION - Condition: Before the development hereby permitted is commenced a
Construction Management Plan shall have been submitted to and approved in writing by the Local
Planning Authority. Construction of the development shall not be carried out other than in accordance
with the approved plan. The Construction Management Plan shall include the following matters:
 haul routes for construction traffic on the highway network and monitoring and review mechanisms.
 provision of boundary hoarding and lighting
 details of proposed means of dust suppression
 details of measures to prevent mud from vehicles leaving the site during construction
 details of deliveries times to the site during construction phase
 details of provision to ensure pedestrian and cycle safety
 programme of works (including measures for traffic management and operating hours)
 parking and turning for vehicles of site personnel, operatives and visitors
 loading and unloading of plant and materials
 storage of plant and materials
 maintain a register of complaints and record of actions taken to deal with such complaints at the site
office as specified in the Plan throughout the period of occupation of the site.
Reason: In the interest of highway safety to avoid the hazard caused by mud on the highway and to
ensure minimal adverse impact on the public highway during the construction phase.
NOTES
The Local Planning Authority recommends that developers of housing estates should enter into formal
agreement with the Highway Authority under Section 38 of the Highways Act 1980 relating to the
construction and subsequent adoption of Estate Roads. The works within the public highway will be
required to be designed and constructed in accordance with the County Council's specification.
The applicant will also be required to enter into a legal agreement under the provisions of Section 278 of
the Highways Act 1980 relating to the construction and subsequent adoption of the highway
improvements. Amongst other things the Agreement will cover the specification of the highway works,
safety audit procedures, construction and supervision and inspection of the works, bonding
arrangements, indemnity of the County Council regarding noise insulation and land compensation
claims, commuted sums, and changes to the existing street lighting and signing.

Yours sincerely,

Samantha Harvey
Senior Development Management Engineer
Growth, Highways and Infrastructure

Your Ref:DC/19/02312
Our Ref: SCC/CON/1986/19
Date: 30 May 2019

All planning enquiries should be sent to the Local Planning Authority.
Email: planning@baberghmidsuffolk.gov.uk
The Planning Department
MidSuffolk District Council
Planning Section
1st Floor, Endeavour House
8 Russell Road
Ipswich
Suffolk
IP1 2BX
For the attention of: Bradly Heffer
Dear Bradly
TOWN AND COUNTRY PLANNING ACT 1990
CONSULTATION RETURN:
DC/19/02312
PROPOSAL: Outline Planning Application (with all matters reserved except access) - Erection of 65
dwellings and associated operations, including; vehicular and pedestrian access,
provision of school car park, open space, infrastructure and landscaping.
LOCATION: Land on the south side of Framlingham Road, Laxfield, Suffolk
We recommend a holding refusal for the application for the following reasons:
The proposed visibility splays for the access of the development are shown as X distance at 2.4m
setback with 43m Y distance - these dimensions not sufficient for this class of road (C525). The
required visibility splays for a 30mph speed limit are x=2.4m and y=90m, as standards in the Design
Manual for Roads and Bridges. However, a lower standard of visibility can be accepted if the 85%tile
speeds are around 30mph; a speed survey is required as evidence of actual speeds.
The NPPF focuses on the importance of promoting sustainable transport and give priority to public
transport, pedestrian and cycle movements. To enable pedestrians to have safe access, we require the
following details:
 A footway crossing point is required from the development to the school
 a safe crossing point is required on Framlingham Road, ideally near Home Meadows, to enable
residents to walk safely to the bus stops on High Street.
 There is a PROW footpath to the north west of the site and a crossing point and and footway link is
required to join the site to the wider PROW network
Plans showing the locations and designs of footway improvements are required to evidence these can
be achieved.
The masterplan shows a footpath linking the site to Mill Road via a private road. Although we as a
highway authority encourage connectivity for pedestrians, this link would not be adopted.
Endeavour House, 8 Russell Road, Ipswich, Suffolk. IP1 2BX
www.suffolk.gov.uk

Although this is an outline planning application, we would like to mention we have concerns about
parking allocations and layout for this development;
 For the number of dwellings on this development, the layout should be set out as Minor Access
Road as shown on page 98 and 99 of the Suffolk Design Guide. The minimum acceptable centreline
radius is 15m with a minimum forward visibility of 30m. At present, the plan shows centreline radius
of approx 13m and forward visibility of approximately 14m.
 Although Suffolk Guidance for Parking 2015 states tandem layout is acceptable, we consider it isn't
acceptable in front of a garage on a 4-bedroom dwelling, in effect creating triple parking (plots 5, 7,
8, 11, 14, 19 & 20). This is to be discouraged as it will lead to on-street parking.
These concerns will need to be addressed prior to full application.
At present, we would recommend that permission for the application has a holding refusal unless the
above points can be addressed, and we look forward to receiving further information.
Yours sincerely,

Samantha Harvey
Senior Development Management Engineer
Growth, Highways and Infrastructure

Endeavour House, 8 Russell Road, Ipswich, Suffolk. IP1 2BX
www.suffolk.gov.uk

-----Original Message----From: RM Floods Planning <floods.planning@suffolk.gov.uk>
Sent: 28 October 2019 07:40
To: BMSDC Planning Area Team Blue <planningblue@baberghmidsuffolk.gov.uk>
Cc: Jack Wilkinson <Jack.Wilkinson@baberghmidsuffolk.gov.uk>
Subject: 2019-10-28 JS reply Land On The South Side Of, Framlingham Road, Laxfield Ref
DC/19/02312
Dear Jack Wilkinson,
Subject: Land On The South Side Of, Framlingham Road, Laxfield, Suffolk
Please see previous consultant reply.
Kind Regards
Jason Skilton
Flood & Water Engineer
Flood & Water Management
Growth, Highways & Infrastructure
Suffolk County Council I Endeavour House, 8 Russell Road, Ipswich, Suffolk, IP1 2BX
T: 01473 260411 I https://www.suffolk.gov.uk/planning-waste-and-environment/flooding-anddrainage/
***Appendix A to the Suffolk Flood Risk Management Strategy has been updated! If you’re involved
in the planning, design and construction of new developments this may be of interest to you. You
will be expected to comply with this new local guidance. More information can be found here;
https://www.suffolk.gov.uk/roads-and-transport/flooding-and-drainage/guidance-on-developmentand-flood-risk/***
-----Original Message----From: planningblue@baberghmidsuffolk.gov.uk <planningblue@baberghmidsuffolk.gov.uk>
Sent: 24 October 2019 14:47
To: RM Floods Planning <floods.planning@suffolk.gov.uk>
Subject: MSDC Planning Re-consultation Request - DC/19/02312
Please find attached planning re-consultation request letter relating to planning application DC/19/02312 - Land On The South Side Of, Framlingham Road, Laxfield, Suffolk
Kind Regards
Planning Support Team
Emails sent to and from this organisation will be monitored in accordance with the law to ensure
compliance with policies and to minimize any security risks. The information contained in this email
or any of its attachments may be privileged or confidential and is intended for the exclusive use of
the addressee. Any unauthorised use may be unlawful. If you receive this email by mistake, please
advise the sender immediately by using the reply facility in your email software. Opinions,

From: RM Floods Planning <floods.planning@suffolk.gov.uk>
Sent: 28 June 2019 13:57
To: BMSDC Planning Area Team Blue <planningblue@baberghmidsuffolk.gov.uk>
Cc: Bradly Heffer <Bradly.Heffer@baberghmidsuffolk.gov.uk>
Subject: 2019-06-28 JS reply Land On The South Side Of, Framlingham Road, Laxfield, Ref DC/19/02312
Dear Bradly Heffer,
Suffolk County Council, Flood and Water Management have reviewed application ref DC/19/02312.
The following submitted documents have been reviewed and we recommend approval subject to conditions:
•
•
•
•
•

Flood Risk Assessment and Sustainable Drainage Strategy Ref 2059 – FRA & DS Rev A – Feb 2019
Preliminary Risk Assessment Ref 18-1792.01
Site Location Plan Ref NC18.424-P202
Indicative Masterplan Ref NC18.424-P201
MTC Letter dated 21t June 2019 Ref: MJB/2059

We propose the following condition in relation to surface water drainage for this application.
1. Concurrent with the first reserved matters application(s) a surface water drainage scheme shall be
submitted to, and approved in writing by, the local planning authority. The scheme shall be in accordance
with the approved FRA and include:
a. Dimensioned plans and drawings of the surface water drainage scheme;
b. Infiltration testing on the site in accordance with BRE 365 and the use of infiltration as the means of
drainage if the infiltration rates and groundwater levels show it to be possible;
c. If the use of infiltration is not possible then modelling shall be submitted to demonstrate that the
surface water runoff will be restricted to Qbar or 2l/s/ha for all events up to the critical 1 in 100 year
rainfall events including climate change as specified in the FRA;
d. Modelling of the surface water drainage scheme to show that the attenuation/infiltration features
will contain the 1 in 100 year rainfall event including climate change;
e. Modelling of the surface water conveyance network in the 1 in 30 year rainfall event to show no
above ground flooding, and modelling of the volumes of any above ground flooding from the pipe
network in a 1 in 100 year climate change rainfall event, along with topographic plans showing
where the water will flow and be stored to ensure no flooding of buildings or offsite flows;
f. Topographical plans depicting all exceedance flow paths and demonstration that the flows would
not flood buildings or flow offsite, and if they are to be directed to the surface water drainage
system then the potential additional rates and volumes of surface water must be included within the
modelling of the surface water system;
g. Details of a Construction Surface Water Management Plan (CSWMP) detailing how surface water
and storm water will be managed on the site during construction (including demolition and site
clearance operations) is submitted to and agreed in writing by the local planning authority. The
CSWMP shall be implemented and thereafter managed and maintained in accordance with the
approved plan for the duration of construction. The approved CSWMP and shall include:
i. Method statements, scaled and dimensioned plans and drawings detailing surface water
management proposals to include :1. Temporary drainage systems
2. Measures for managing pollution / water quality and protecting controlled waters
and watercourses
3. Measures for managing any on or offsite flood risk associated with construction
h. Details of the maintenance and management of the surface water drainage scheme shall be
submitted to and approved in writing by the local planning authority.
The scheme shall be fully implemented as approved.
Reasons: To prevent flooding by ensuring the satisfactory storage and disposal of surface water from the site
for the lifetime of the development. To ensure the development does not cause increased flood risk, or

pollution of watercourses or groundwater. To ensure clear arrangements are in place for ongoing operation
and maintenance of the disposal of surface water drainage.

https://www.suffolk.gov.uk/roads-and-transport/flooding-and-drainage/guidance-on-development-andflood-risk/construction-surface-water-management-plan/

2. The development hereby permitted shall not be occupied until details of all Sustainable Urban Drainage
System components and piped networks have been submitted, in an approved form, to and approved in
writing by the Local Planning Authority for inclusion on the Lead Local Flood Authority’s Flood Risk Asset
Register.
Reason: To ensure all flood risk assets and their owners are recorded onto the LLFA’s statutory flood risk
asset register as per s21 of the Flood and Water Management Act 2010 in order to enable the proper
management of flood risk with the county of Suffolk.
https://www.suffolk.gov.uk/roads-and-transport/flooding-and-drainage/flood-risk-asset-register/
Informatives
•
•
•
•
•

Any works to a watercourse may require consent under section 23 of the Land Drainage Act 1991
Any discharge to a watercourse or groundwater needs to comply with the Water Environment (Water
Framework Directive) (England and Wales) Regulations 2017
Any discharge of surface water to a watercourse that drains into an Internal Drainage Board catchment may
be is subject to payment of a surface water developer contribution
Any works to lay new surface water drainage pipes underneath the public highway will need a section 50
license under the New Roads and Street Works Act 1991
Any works to a main river may require an environmental permit

Kind Regards
Jason Skilton
Flood & Water Engineer
Flood & Water Management
Growth, Highways & Infrastructure

From: RM Floods Planning <floods.planning@suffolk.gov.uk>
Sent: 28 May 2019 12:14
To: BMSDC Planning Area Team Blue <planningblue@baberghmidsuffolk.gov.uk>
Cc: Bradly Heffer <Bradly.Heffer@baberghmidsuffolk.gov.uk>
Subject: 2019-05-28 JS reply Land On The South Side Of, Framlingham Road, Laxfield, Ref
DC/19/02312
Dear Bradly Heffer,
Subject: Land On The South Side Of, Framlingham Road, Laxfield, Suffolk Ref DC/19/02312
Suffolk County Council, Flood and Water Management have reviewed application ref DC/19/02312
The following submitted documents have been reviewed and we recommend a holding objection at
this time:
•
•
•
•

Flood Risk Assessment and Sustainable Drainage Strategy Ref 2059 – FRA & DS Rev A – Feb
2019
Preliminary Risk Assessment Ref 18-1792.01
Site Location Plan Ref NC18.424-P202
Indicative Masterplan Ref NC18.424-P201

The reason why we are recommending a holding objection is because the flood risk assessment
whilst reflecting the predicted types of flood risk, does not identify the know flooding that has
occurred along Framlingham Rd.
Regarding the proposed surface water drainage strategy, the applicant has indicated that the soils
are sands and gravel, whilst this is the case for the bedrock, the superficial layers are diamicton and
the nearest borehole indicate that the soils to 2m are clay meaning that infiltration is unlikely to be
possible. Therefore the application has indicated that they wish to discharge to a watercourse that is
to the south of the side. However no evidence has been presented at this stage to demonstrate that
a watercourse exists, that it has a positive outfall to a OS mapped watercourse or that they have
either the rights or permitted rights to discharge surface water into it.
The points below detail the action required in order to overcome our current objection:1) Re submit the flood risk assessment highlighting and evaluating the known surface water
flooding that has occurred along Framlingham Road
2) Submit either infiltration test results to BRE Digest 365 or
a) Submit a watercourse route maps with photograph’s demonstrating that a watercourse
existing and that it has a outfall into a OS mapped watercourse and;
b) Evidence that the applicant has either the rights or permitted rights to discharge surface
water into it.
Kind Regards
Jason Skilton
Flood & Water Engineer
Flood & Water Management

16 July 2019
Bradly Heffer
Mid Suffolk District Council
Endeavour House
8 Russell Road
Ipswich IP1 2BX
By email only

Thank you for requesting advice on this application from Place Services’ ecological advice service.
This service provides advice to planning officers to inform Mid Suffolk District Council planning
decisions with regard to potential ecological impacts from development. Any additional information,
queries or comments on this advice that the applicant or other interested parties may have, must be
directed to the Planning Officer who will seek further advice from us where appropriate and
necessary.

Application:
Location:
Proposal:

DC/19/02312
Land On The South Side Of Framlingham Road Laxfield Suffolk
Outline Planning Application (with all matters reserved except access) - Erection of
65 dwellings and associated operations, including; vehicular and pedestrian access,
provision of school car park, open space, infrastructure and landscaping.

Dear Brad,
Thank you for re-consulting Place Services on the above application.
No objection subject to mitigation and enhancement measures
Summary:
We have reviewed the Preliminary Ecological Appraisal (Robson Ecology Ltd, December 2018) and
Breeding Bird Assessment and Enhancement Strategy (June 2019), provided by the applicant,
relating to the likely impacts of development on designated sites, protected & priority
species/habitats.
We are satisfied that there is sufficient ecological information available for determination. This
provides certainty for the LPA of the likely impacts on protected species and priority species /
habitats and, with appropriate mitigation measures secured, the development can be made
acceptable.
We also support the proposed reasonable biodiversity enhancements, which have been
recommended to secure measurable net gains for biodiversity, as outlined under Paragraph 170d of
the National Planning Policy Framework 2019. The reasonable biodiversity enhancement measures

and the proposed compensation measures for Bats should be outlined within a Biodiversity
Enhancement Strategy and should be secured prior to slab level.
This will enable LPA to demonstrate its compliance with its statutory duties including its biodiversity
duty under s40 NERC Act 2006.
Impacts will be minimised such that the proposal is acceptable subject to the conditions below
based on BS42020:2013.
Submission for approval and implementation of the details below should be a condition of any
planning consent.
Recommended conditions:
1. ACTION REQUIRED IN ACCORDANCE WITH ECOLOGICAL APPRAISAL RECOMMENDATIONS
“All mitigation and enhancement measures and/or works shall be carried out in accordance
with the details contained in Preliminary Ecological Appraisal (Robson Ecology Ltd, December
2018) and Breeding Bird Assessment and Enhancement Strategy (June 2019), as already
submitted with the planning application and agreed in principle with the local planning
authority prior to determination.
This may include the appointment of an appropriately competent person e.g. an ecological
clerk of works (ECoW,) to provide on-site ecological expertise during construction. The
appointed person shall undertake all activities, and works shall be carried out, in accordance
with the approved details.”
Reason: To conserve and enhance Protected and Priority species and allow the LPA to
discharge its duties under the UK Habitats Regulations, the Wildlife & Countryside Act 1981
as amended and s40 of the NERC Act 2006 (Priority habitats & species).
2. PRIOR TO SLAB LEVEL: BIODIVERSITY ENHANCEMENT STRATEGY
“A Biodiversity Enhancement Strategy for Protected and Priority species shall be submitted to
and approved in writing by the local planning authority, following the Preliminary Ecological
Appraisal (Robson Ecology Ltd, December 2018) and Breeding Bird Assessment and
Enhancement Strategy (June 2019).
The content of the Biodiversity Enhancement Strategy shall include the following:
a) Purpose and conservation objectives for the proposed enhancement measures;
b) detailed designs to achieve stated objectives;
c) locations of proposed enhancement measures by appropriate maps and plans;
d) persons responsible for implementing the enhancement measures;
e) details of initial aftercare and long-term maintenance (where relevant).
The works shall be implemented in accordance with the approved details and shall be
retained in that manner thereafter.”

Reason: To enhance Protected and Priority Species/habitats and allow the LPA to discharge
its duties under the s40 of the NERC Act 2006 (Priority habitats & species).
3. PRIOR TO OCCUPATION: WILDLIFE SENSITIVE LIGHTING DESIGN SCHEME
“A lighting design scheme for biodiversity shall be submitted to and approved in writing by
the local planning authority. The scheme shall identify those features on site that are
particularly sensitive for bats and that are likely to cause disturbance along important routes
used for foraging; and show how and where external lighting will be installed (through the
provision of appropriate technical specifications) so that it can be clearly demonstrated that
areas to be lit will not disturb or prevent bats using their territory.
All external lighting shall be installed in accordance with the specifications and locations set
out in the scheme and maintained thereafter in accordance with the scheme. Under no
circumstances should any other external lighting be installed without prior consent from the
local planning authority.”
Reason: To allow the LPA to discharge its duties under the UK Habitats Regulations 2017, the
Wildlife & Countryside Act 1981 as amended and s40 of the NERC Act 2006 (Priority habitats
& species)
Please contact us with any queries.
Yours sincerely,

Hamish Jackson BSc (Hons) GradCIEEM MRSB
Ecological Consultant
Ecology.placeservices@essex.gov.uk
Place Services provide ecological advice on behalf of Mid Suffolk District Council
Please note: This letter is advisory and should only be considered as the opinion formed by specialist
staff in relation to this particular matter.

04 June 2019
Bradly Heffer
Mid Suffolk District Council
Endeavour House
8 Russell Road
Ipswich IP1 2BX
By email only
Dear Brad,

Thank you for requesting advice on this application from Place Services’ ecological advice service.
This service provides advice to planning officers to inform Mid Suffolk District Council planning
decisions with regard to potential ecological impacts from development. Any additional information,
queries or comments on this advice that the applicant or other interested parties may have, must be
directed to the Planning Officer who will seek further advice from us where appropriate and
necessary.

Application:
Location:
Proposal:

DC/19/02312
Land On The South Side Of Framlingham Road Laxfield Suffolk
Outline Planning Application (with all matters reserved except access) - Erection of
65 dwellings and associated operations, including; vehicular and pedestrian access,
provision of school car park, open space, infrastructure and landscaping.

Thank you consulting Place Services on the above application.
Holding objection due to insufficient ecological information
Summary
We have reviewed the Preliminary Ecological Appraisal (Robson Ecology Ltd, December 2018)
provided by the applicant, relating to the likely impacts of development on designated sites,
protected & priority species/habitats.
We are not satisfied that sufficient ecological information is currently available for determination of
this application.
This is because the Preliminary Ecological Appraisal indicates that ground-nesting birds (such as
skylark and grey partridge) could be present at certain stages of the crop cycle. Consequently, a
Breeding Bird Survey should be provided to identify whether these priority farmland bird species will
be present and affected by the proposed works. This survey should follow the BTO Common Bird
Census Methodology, and should identify the need for any further mitigation measures.

We acknowledge that further surveys were ruled out within the ecological assessment because the
habitat was considered sub-optimal, due to the following reasons:
 That the bird species may be disturbed because of the close proximity of the local residential
developments.
 That Skylarks prefer fields with a more expansive outlook and longer sight-lines.
 That there was more suitable habitat present nearby.
However, we do not consider this reasoning sufficient to rule out Breeding Bird Surveys. In addition,
the survey was undertaken in November (2018). Therefore, it would be difficult to fully predict the
suitability of the habitat presence on site for ground nesting birds during this period.
Consequently, this further information is required to provide the LPA with certainty of impacts on
Priority species and enable it to demonstrate compliance with its biodiversity duty under s40 NERC
Act 2006.
We look forward to working with the LPA and the applicant to provide the additional information to
overcome our holding objection.
Please contact us with any queries.
Yours sincerely,

Hamish Jackson BSc (Hons) GradCIEEM MRSB
Junior Ecological Consultant
Ecology.placeservices@essex.gov.uk
Place Services provide ecological advice on behalf of Mid Suffolk District Council
Please note: This letter is advisory and should only be considered as the opinion formed by specialist
staff in relation to this particular matter.
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Suffolk Fire and Rescue Service
Fire Business Support Team
Floor 3, Block 2
Endeavour House
8 Russell Road
Ipswich, Suffolk
IP1 2BX

Mid Suffolk District Council
Planning Department
Endeavour House
Russell Road
Ipswich
IP1 2BX

Your Ref:
Our Ref:
Enquiries to:
Direct Line:
E-mail:
Web Address:

FS/F180924
Angela Kempen
01473 260588
Fire.BusinessSupport@suffolk.gov.uk
http://www.suffolk.gov.uk

Date:

30/05/2019

Dear Sirs
Land on the south side of Framlingham Road, Laxfield IP13 8DW
Planning Application No: DC/19/02312/OUT

Hydrants are required for this development
(see our required conditions)
I refer to the above application.
The plans have been inspected by the Water Officer who has the following comments
to make.
Access and Fire Fighting Facilities
Access to buildings for fire appliances and firefighters must meet with the requirements
specified in Building Regulations Approved Document B, (Fire Safety), 2006 Edition,
incorporating 2010 and 2013 amendments Volume 1 - Part B5, Section 11 dwelling
houses, and, similarly, Volume 2, Part B5, Sections 16 and 17 in the case of buildings
other than dwelling houses. These requirements may be satisfied with other
equivalent standards relating to access for fire fighting, in which case those standards
should be quoted in correspondence.
Suffolk Fire and Rescue Service also requires a minimum carrying capacity for hard
standing for pumping/high reach appliances of 15/26 tonnes, not 12.5 tonnes as
detailed in the Building Regulations 2000 Approved Document B, 2006 Edition,
incorporating 2010 and 2013 amendments.
Water Supplies
Suffolk Fire and Rescue Service recommends that fire hydrants be installed within this
development on a suitable route for laying hose, i.e. avoiding obstructions. However,
it is not possible, at this time, to determine the number of fire hydrants required for fire
fighting purposes. The requirement will be determined at the water planning stage
when site plans have been submitted by the water companies.
We are working towards making Suffolk the Greenest County. This paper is 100% recycled and
made using a chlorine free process.

OFFICIAL

OFFICIAL
Sprinklers Advised
Suffolk Fire and Rescue Service recommends that proper consideration be given to
the potential life safety, economic, environmental and social benefits derived from the
provision of an automatic fire sprinkler system. (Please see sprinkler information
enclosed with this letter).
Consultation should be made with the Water Authorities to determine flow rates in all
cases.
Should you need any further advice or information on access and fire fighting facilities,
you are advised to contact your local Building Control in the first instance. For further
advice and information regarding water supplies, please contact the Water Officer at
the above headquarters.
Yours faithfully

Water Officer
Suffolk Fire and Rescue Service
Enc: Hydrant requirement letter
Copy: Mr N Fairman, New Hall Properties Ltd, The North Wing, Ingatestone Hall,
Ingatestone CM4 9NS
Enc: Sprinkler information

We are working towards making Suffolk the Greenest County. This paper is 100% recycled and
made using a chlorine free process.
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Suffolk Fire and Rescue Service
Fire Business Support Team
Floor 3, Block 2
Endeavour House
8 Russell Road
Ipswich, Suffolk
IP1 2BX

Mid Suffolk District Council
Planning Department
Endeavour House
Russell Road
Ipswich
IP1 2BX

Your Ref:
Our Ref:
Enquiries to:
Direct Line:
E-mail:
Web Address

ENG/AK
Mrs A Kempen
01473 260486
Angela.Kempen@suffolk.gov.uk
www.suffolk.gov.uk

Date:

30 May 2019

Planning Ref: DC/19/02312/OUT
Dear Sirs
RE: PROVISION OF WATER FOR FIRE FIGHTING
ADDRESS: Land on the south side of Framlingham Road, Laxfield IP13 8DW
DESCRIPTION: 65 DWELLINGS
HYDRANTS REQUIRED
If the Planning Authority is minded to grant approval, the Fire Authority require
adequate provision is made for fire hydrants, by the imposition of a suitable
planning condition at the planning application stage.
If the Fire Authority is not consulted at the planning stage, or consulted and the
conditions not applied, the Fire Authority will require that fire hydrants be
installed retrospectively by the developer if the Planning Authority has not
submitted a reason for the non-implementation of the required condition in the
first instance.
The planning condition will carry a life term for the said development and the initiating
agent/developer applying for planning approval and must be transferred to new
ownership through land transfer or sale should this take place.
Fire hydrant provision will be agreed upon when the water authorities submit water
plans to the Water Officer for Suffolk Fire and Rescue Service.
Where a planning condition has been imposed, the provision of fire hydrants will be
fully funded by the developer and invoiced accordingly by Suffolk County Council.
Until Suffolk Fire and Rescue Service receive confirmation from the water
authority that the installation of the fire hydrant has taken place, the planning
condition will not be discharged.
Continued/

We are working towards making Suffolk the Greenest County. This paper is 100% recycled and
made using a chlorine free process.
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Should you require any further information or assistance I will be pleased to help.
Yours faithfully

Water Officer
Suffolk Fire and Rescue Service

We are working towards making Suffolk the Greenest County. This paper is 100% recycled and
made using a chlorine free process.
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From: Gemma Stewart <Gemma.Stewart@suffolk.gov.uk>
Sent: 28 October 2019 08:37
To: Jack Wilkinson <Jack.Wilkinson@baberghmidsuffolk.gov.uk>
Cc: BMSDC Planning Area Team Blue <planningblue@baberghmidsuffolk.gov.uk>
Subject: DC/19/02312(re-consultation) 28/10/2019 - Land on the South Side of Framlingham Road,
Laxfield
Dear Jack,
The reduction from 65 to 49 units does not affect our previous advice (attached).
Regards,
Gemma
Gemma Stewart
Senior Archaeological Officer
Suffolk County Council Archaeological Service
Bury Resource Centre
Hollow Road
Bury St Edmunds
Suffolk IP32 7AY
Telephone: 01284 741242
Mobile: 07734978011
Email: gemma.stewart@suffolk.gov.uk
Website: http://www.suffolk.gov.uk/archaeology
Search the Suffolk HER online at: http://heritage.suffolk.gov.uk
Follow us on Twitter at: https://twitter.com/SCCArchaeology

The Archaeological Service
_________________________________________________

Growth, Highways and Infrastructure
Bury Resource Centre
Hollow Road
Bury St Edmunds
Suffolk
IP32 7AY
Philip Isbell
Corporate Manager - Development Manager
Planning Services
Babergh and Mid Suffolk District Councils
Endeavour House
8 Russell Road
Ipswich IP1 2BX
Enquiries to:
Direct Line:
Email:
Web:

Rachael Abraham
01284 741232
Rachael.abraham@suffolk.gov.uk
http://www.suffolk.gov.uk

Our Ref:
Date:

2019_02312
17th May 2019

For the Attention of Bradly Heffer

Dear Mr Isbell
Planning Application DC/19/02312 – Land on the south side of Framlingham Road,
Laxfield: Archaeology
This site lies in an area of archaeological potential recorded on the County Historic
Environment Record, fronting a road leading into the historic settlement core (LXD 059) and
opposite a medieval moated site (LXD 052). Scatters of Roman and medieval finds have also
been recorded in the vicinity (LXD 012, 016 and 031). As a result, there is high potential for
the discovery of below-ground heritage assets of archaeological importance within this area,
and groundworks associated with the development have the potential to damage or destroy
any archaeological remains which exist.
There are no grounds to consider refusal of permission in order to achieve preservation in
situ of any important heritage assets. However, in accordance with the National Planning
Policy Framework (Paragraph 199), any permission granted should be the subject of a
planning condition to record and advance understanding of the significance of any heritage
asset before it is damaged or destroyed.
In this case the following two conditions would be appropriate:
1. No development shall take place within the area indicated [the whole site] until the
implementation of a programme of archaeological work has been secured, in accordance
with a Written Scheme of Investigation which has been submitted to and approved in writing
by the Local Planning Authority.
The scheme of investigation shall include an assessment of significance and research
questions; and:
a. The programme and methodology of site investigation and recording
b. The programme for post investigation assessment

c. Provision to be made for analysis of the site investigation and recording
d. Provision to be made for publication and dissemination of the analysis and records of the
site investigation
e. Provision to be made for archive deposition of the analysis and records of the site
investigation
f. Nomination of a competent person or persons/organisation to undertake the works set out
within the Written Scheme of Investigation.
g. The site investigation shall be completed prior to development, or in such other phased
arrangement, as agreed and approved in writing by the Local Planning Authority.
2. No building shall be occupied until the site investigation and post investigation assessment
has been completed, submitted to and approved in writing by the Local Planning Authority, in
accordance with the programme set out in the Written Scheme of Investigation approved
under part 1 and the provision made for analysis, publication and dissemination of results
and archive deposition.
REASON:
To safeguard archaeological assets within the approved development boundary from impacts
relating to any groundworks associated with the development scheme and to ensure the
proper and timely investigation, recording, reporting and presentation of archaeological
assets affected by this development, in accordance with Core Strategy Objective SO 4 of Mid
Suffolk District Council Core Strategy Development Plan Document (2008) and the National
Planning Policy Framework (2012).
INFORMATIVE:
The submitted scheme of archaeological investigation shall be in accordance with a brief
procured beforehand by the developer from Suffolk County Council Archaeological Service,
Conservation Team.
I would be pleased to offer guidance on the archaeological work required and, in our role as
advisor to Mid Suffolk District Council, the Conservation Team of SCC Archaeological
Service will, on request of the applicant, provide a specification for the archaeological work
required at this site. In this case, an archaeological evaluation will be required to establish
the potential of the site, before approval of layout and drainage under reserved matters,
and decisions on the need for any further investigation (excavation before any groundworks
commence and/or monitoring during groundworks) will be made on the basis of the results of
the evaluation. We would strongly advise that evaluation is undertaken at the earliest
opportunity.
Further details on our advisory services and charges can be found on our website:
http://www.suffolk.gov.uk/archaeology/
Please do get in touch if there is anything that you would like to discuss or you require any
further information.
Yours sincerely,

Rachael Abraham
Senior Archaeological Officer
Conservation Team

Hello Planning Support
The Public Realm Team note that there is an area of public open space associated with this
development. Whilst this seems to be of an appropriate size for the development, its location on the
western and southern edges of the proposed development makes it of limited value to anyone other
than the new residents of this development. For this reason, it would not be anticipated that the
District Council would become responsible for the open space or be involved in its future
maintenance. A local solution for management and future maintenance of this space is anticipated.
Similarly, the parking provided for the school staff and parents should be managed locally. It would
be anticipated that litter bins would be provided in these parking areas as part of the development.
Regards

Dave Hughes
Countryside and Public Realm
Babergh & Mid Suffolk District Councils – Working Together
Tel 01449 724639
Mob 07990 542090
Email: david.hughes@baberghmidsuffolk.gov.uk
Websites www.midsuffolk.gov.uk www.babergh.gov.uk

From: SM-NE-Consultations (NE) <consultations@naturalengland.org.uk>
Sent: 08 November 2019 08:26
To: BMSDC Planning Area Team Blue <planningblue@baberghmidsuffolk.gov.uk>
Subject: Planning consultation DC/19/02312 NE Response
Dear Mr Wilkinson,
Application ref: DC/19/02312
Our ref: 298911
Natural England has no comments to make on this application.
Natural England has not assessed this application for impacts on protected species. Natural England
has published Standing Advice which you can use to assess impacts on protected species or you may
wish to consult your own ecology services for advice.
Natural England and the Forestry Commission have also published standing advice on ancient
woodland and veteran trees which you can use to assess any impacts on ancient woodland.
The lack of comment from Natural England does not imply that there are no impacts on the natural
environment, but only that the application is not likely to result in significant impacts on statutory
designated nature conservation sites or landscapes. It is for the local planning authority to
determine whether or not this application is consistent with national and local policies on the
natural environment. Other bodies and individuals may be able to provide information and advice
on the environmental value of this site and the impacts of the proposal to assist the decision making
process. We advise LPAs to obtain specialist ecological or other environmental advice when
determining the environmental impacts of development.
We recommend referring to our SSSI Impact Risk Zones (available on Magic and as a downloadable
dataset) prior to consultation with Natural England. Further guidance on when to consult Natural
England on planning and development proposals is available on gov.uk at
https://www.gov.uk/guidance/local-planning-authorities-get-environmental-advice
Yours sincerely,
Heather Ivinson
Heather Ivinson
Operations Delivery
Consultations Team
Natural England
Hornbeam House, Electra Way
Crewe, Cheshire, CW1 6GJ
Tel: 0300 060 0475
www.gov.uk/natural-england
We are here to secure a healthy natural environment for people to enjoy, where wildlife is
protected and England’s traditional landscapes are safeguarded for future generations.

From: SM-NE-Consultations (NE) <consultations@naturalengland.org.uk>
Sent: 20 May 2019 09:39
To: BMSDC Planning Area Team Blue <planningblue@baberghmidsuffolk.gov.uk>
Subject: Planning Consultation DC/19/02312 - NE Response

Dear Mr Heffer,
Thank you for your consultation.
Application ref: DC/19/02312
Our ref: 282833
Natural England has no comments to make on this application.
Natural England has not assessed this application for impacts on protected species. Natural England
has published Standing Advice which you can use to assess impacts on protected species or you may
wish to consult your own ecology services for advice.
Natural England and the Forestry Commission have also published standing advice on ancient
woodland and veteran trees which you can use to assess any impacts on ancient woodland.
The lack of comment from Natural England does not imply that there are no impacts on the natural
environment, but only that the application is not likely to result in significant impacts on statutory
designated nature conservation sites or landscapes. It is for the local planning authority to
determine whether or not this application is consistent with national and local policies on the
natural environment. Other bodies and individuals may be able to provide information and advice
on the environmental value of this site and the impacts of the proposal to assist the decision making
process. We advise LPAs to obtain specialist ecological or other environmental advice when
determining the environmental impacts of development.
We recommend referring to our SSSI Impact Risk Zones (available on Magic and as a downloadable
dataset) prior to consultation with Natural England. Further guidance on when to consult Natural
England on planning and development proposals is available on gov.uk at
https://www.gov.uk/guidance/local-planning-authorities-get-environmental-advice
Yours sincerely,

Clare Foster
Natural England
Consultation Service
Operations Delivery
Hornbeam House
Crewe Business Park
Electra Way,
Crewe
Cheshire, CW1 6GJ

From: Chris Ward <Chris.Ward@suffolk.gov.uk>
Sent: 25 October 2019 11:17
To: Jack Wilkinson <Jack.Wilkinson@baberghmidsuffolk.gov.uk>
Cc: BMSDC Planning Area Team Blue <planningblue@baberghmidsuffolk.gov.uk>
Subject: RE: MSDC Planning Re-consultation Request - DC/19/02312
Dear Jack,
Thank you for re-consulting me. I have no further comment to add to the response I sent on 17th
May 2019.
Kind regards

Chris Ward
Travel Plan Officer
Transport Strategy
Strategic Development - Growth, Highways and Infrastructure
Suffolk County Council
Endeavour House, 8 Russell Road, Ipswich, IP1 2BX
web : https://www.suffolk.gov.uk/planning-waste-and-environment/planning-and-development-advice/travel-plans/

-----Original Message----From: planningblue@baberghmidsuffolk.gov.uk <planningblue@baberghmidsuffolk.gov.uk>
Sent: 24 October 2019 14:47
To: Chris Ward <Chris.Ward@suffolk.gov.uk>
Subject: MSDC Planning Re-consultation Request - DC/19/02312
Please find attached planning re-consultation request letter relating to planning application DC/19/02312 - Land On The South Side Of, Framlingham Road, Laxfield, Suffolk
Kind Regards
Planning Support Team
Emails sent to and from this organisation will be monitored in accordance with the law to ensure
compliance with policies and to minimize any security risks. The information contained in this email
or any of its attachments may be privileged or confidential and is intended for the exclusive use of
the addressee. Any unauthorised use may be unlawful. If you receive this email by mistake, please
advise the sender immediately by using the reply facility in your email software. Opinions,
conclusions and other information in this email that do not relate to the official business of Babergh
District Council and/or Mid Suffolk District Council shall be understood as neither given nor endorsed
by Babergh District Council and/or Mid Suffolk District Council.
Babergh District Council and Mid Suffolk District Council (BMSDC) will be Data Controllers of the
information you are providing. As required by the Data Protection Act 2018 the information will be
kept safe, secure, processed and only shared for those purposes or where it is allowed by law. In
some circumstances however we may need to disclose your personal details to a third party so that
they can provide a service you have requested, or fulfil a request for information. Any information
about you that we pass to a third party will be held securely by that party, in accordance with the
Data Protection Act 2018 and used only to provide the services or information you have requested.

Dear Bradly,
Thank you for consulting me over the proposed development on Land on the South Side of
Framlingham Road in Laxfield. I have no comment to make, as the existing sustainable transport
infrastructure is limited for commuting purposes, in addition to the development being too small to
justify a formal Travel Plan in accordance with national planning guidance.
Kind regards

Chris Ward
Travel Plan Officer
Transport Strategy
Strategic Development - Growth, Highways and Infrastructure
Suffolk County Council
Endeavour House, 8 Russell Road, Ipswich, IP1 2BX
web : https://www.suffolk.gov.uk/planning-waste-and-environment/planning-and-development-advice/travel-plans/

From: Paul Harrison <Paul.Harrison@baberghmidsuffolk.gov.uk>
Sent: 11 December 2019 14:48
To: Jack Wilkinson <Jack.Wilkinson@baberghmidsuffolk.gov.uk>
Subject: RE: DC/19/02312 - LAXFIELD
Hi Jack
My apologies for this oversight.
Yes. There is quite a bit of recent development round the listed farmhouse, which limits the
heritage value of its setting and consequently limits potential harm. So harm would be at
most low, and depending how much development and where, layout, scale and landscaping
it could even be none.
I think an appropriate outcome in heritage terms would be a green ‘buffer’ along the frontage
opposite the listed farmhouse, and a suitable ‘soft’ landscape treatment to the site’s western
boundary – which I imagine is desirable in landscape terms too.
Paul
Paul Harrison
Heritage and Design Officer
T 01449 724677 | 07798 781360
E paul.harrison@baberghmidsuffolk.gov.uk
E heritage@baberghmidsuffolk.gov.uk
W www.babergh.gov.uk | www.midsuffolk.gov.uk

From: Jack Wilkinson <Jack.Wilkinson@baberghmidsuffolk.gov.uk>
Sent: 11 December 2019 14:18
To: Paul Harrison <Paul.Harrison@baberghmidsuffolk.gov.uk>
Subject: DC/19/02312 - LAXFIELD
Importance: High
Hi Paul,
You’ve kindly provided comments along the lines of ‘less than substantial harm’.
Is this a low level of less than substantial harm?
Please confirm.
Regards
Jack Wilkinson BA (Hons) AssocRTPI
Principal Planning Officer
Babergh and Mid Suffolk District Council - Working Together
Tel: 07525617551
Email: jack.wilkinson@baberghmidsuffolk.gov.uk
Web: www.babergh.gov.uk www.midsuffolk.gov.uk

Consultation Response Pro forma
1

Application Number

2

Date of Response

3

Responding Officer

4

Summary and
Recommendation
(please delete those N/A)
Note: This section must be
completed before the
response is sent. The
recommendation should be
based on the information
submitted with the
application.

5

Discussion
Please outline the
reasons/rationale behind
how you have formed the
recommendation.
Please refer to any
guidance, policy or material
considerations that have
informed your
recommendation.

DC/19/02312
Framlingham Road, Laxfield
12.6.19
Name:
Paul Harrison
Job Title:
Heritage and Design Officer
Responding on behalf
Heritage
of...
1. The Heritage Team considers that the proposal
would have potential to cause
• less than substantial harm to a designated
heritage asset because it could adversely
affecting the setting of the listed farmhouse.
2. The Heritage Team considers that the level of harm
can be minimised by means of layout, scale and
landscaping.

Chestnut Tree Farmhouse stands to the north of
Framlingham Road, opposite the north western part of
the site. The farmhouse is listed and is originally of the
1500s with additions and alterations of later centuries.
Of its historic farmstead only a small remnant survives
to its south east. Around the farmhouse to the north are
several recent developments which have cumulatively
diminished its previous relationship with its associated
farmland, considerably eroding its setting. While the
application site is presumed to have no direct
connection to Chestnut Tree Farm, its open rural
character represents an unchanged part of its setting
and contributes to appreciating the historic character.
Development of the site for residential use has potential
to radically change the character of the site, which
would result in the listed farmhouse being surrounded
by modern built development. However, the illustrative
scheme shows that careful attention to layout and
landscaping can retain the open green character so as
to minimise impact on the setting of the listed
farmhouse, while still accommodating the proposed
housing. Development on the lines indicated would
result in minimal harm to the setting of the listed
farmhouse.
In considering any reserved matters applications, we
would pay particular attention to the provision of a green

Please note that this form can be submitted electronically on the Councils website. Comments submitted on the website will not
be acknowledged but you can check whether they have been received by reviewing comments on the website under the
application reference number. Please note that the completed form will be posted on the Councils website and available to view
by the public.

buffer, and to the soft landscaping treatment in the north
west part of the site.
6

Amendments,
Clarification or Additional
Information Required
(if holding objection)
If concerns are raised, can
they be overcome with
changes? Please ensure
any requests are
proportionate

7

Recommended
conditions

Reserved matters, including layout, scale and
landscaping.

Please note that this form can be submitted electronically on the Councils website. Comments submitted on the website will not
be acknowledged but you can check whether they have been received by reviewing comments on the website under the
application reference number. Please note that the completed form will be posted on the Councils website and available to view
by the public.

Planning Application – Consultation Response
Planning Application DC/19/02312
Reference:
Site:
Land On The South Side Of Framlingham Road Laxfield Suffolk
Proposal:
Outline Planning Application (with all matters reserved except
access) - Erection of 49 dwellings and associated operations,
including; vehicular and pedestrian access, provision of school
car park, open space, infrastructure and landscaping.
Prepared by:
BMSDC Strategic Planning Policy and Infrastructure
Date:
09/01/2020
1. Infrastructure Delivery Plan (IDP) position
The IDP (July 2019) sets out both Babergh and Mid Suffolk’s infrastructure
requirements and priorities. It was published on the 22nd July 2019 as evidence which
supports the Joint Local Plan and is an iterative document which will change over time
dependent on changing infrastructure capacity, requirements and priorities.
The northern section of the proposed development site is part of the proposed
settlement boundary changes of the emerging Joint Local Plan, which is proposed for
approximately 15 dwellings. It is understood that following discussions with the
developer that the initial number of dwellings proposed was reduced from 65 to 49
dwellings, whilst still providing the infrastructure as initially proposed. For the purpose
of this response, and to understand the impact on infrastructure capacity, the content
of the IDP has been considered together with the existing planning permissions and
responses from infrastructure providers.
Set out below are the current planning applications (over 10 dwellings) and emerging
Joint Local Plan land allocations in Laxfield:
Existing Permissions
• DC/17/04375 Land adjacent Mill Road – Full permission for 12 dwellings
(Phase 1) – completed.
• DC/19/00156 Land To The East Of Mill Road - Full permission for 13 dwellings
(Phase 2) – granted October 2019.
• 3642/16 and DC/17/06283 Land off Bickers Hill Road, – Outline and Reserved
Matters granted for 10 dwellings – under construction.
Planning applications awaiting determination (other than this application)
• DC/19/04998 Land On West Side Of Bickers Hill Road – Full application for 11
dwellings. (Initial scheme refused in Sept. 2019 for 13 dwellings.)
There are several essential infrastructure needs for Laxfield that are identified:
• Education
In terms of primary school, the IDP states the expansion of the village primary
school (All Saints CEVAP School) from a 119 places school to 140 places. To
enable this expansion, the IDP refers to a land allocation of 0.06ha which is
required on the land fronting the primary school (Land to the south of
Framlingham Road), as the expansion would be constructed on the existing
car park. We understand that the need for the car parking area is addressed
within the proposed scheme, with car parking for 17 places, as requested by
the County Council. In their response of the 01/11/2019, the County Council
have made clear that this car parking area must be constructed at an early
Page 1 of 2

phase of the development and that the freehold transferred to Suffolk County
Council for £1. This mitigation will be secured through a planning obligation,
where the developer is to construct and lay out the car park including low-level
fencing and gate around the school car parking area, and make it available for
the school’s use before occupation of the dwellings. The primary school
expansion would be funded through the Community Infrastructure Levy (CIL).
For the secondary school provision, the catchment secondary school is
Stradbroke High School and for 6th Form it is Thomas Mills High School located
in Framlingham. The County Council response of the 01/11/2019 confirms that
developer contributions are required towards 6th Form provision which would
be funded through the Community Infrastructure Levy (CIL).
•

Transport
Specific site details and required contributions are provided through the County
Council Highway response.

•

Health
The local practice is the Framlingham Medical Practice, where the IDP refers
to no formal site allocations in relation to the emerging Joint Local Plan.
However, as this proposed development is of larger scale than initially
assessed for the IDP, and there is committed growth from planning
permissions, there may be a need for mitigation to be sought for cumulative
growth in the vicinity of this practice, for which CIL contributions may be
required.

2. Summary
It will be essential that the above points are considered in conjunction with the current
application process and infrastructure needs must be satisfactorily addressed in
accordance with the respective infrastructure providers consultation replies and the
IDP.
Although the proposed development site is considerably larger in scale and dwelling
numbers than the proposed settlement boundary changes of the emerging Joint Local
Plan, the reduction from the initially proposed 65 dwellings to 49 dwellings is
acknowledged, as well as the fact that the proposal provides a solution to identified
infrastructure needs to enable the primary school expansion. Furthermore, this
infrastructure solution is capable of delivery through the above means.
The County Council have confirmed their support of the delivery of the school car park
to maintain the ability for the primary school to expand.
It is necessary that the development only takes place if the infrastructure mitigation as
proposed is delivered, as if the primary school is unable to expand through the
relocation of the car parking for the school, this development would cause adverse
harm in respect of social and environmental conditions, as the children arising from
this development would need to be bussed or driven to the nearest primary school.

Strategic Planning Policy and Infrastructure
Babergh and Mid Suffolk District Councils
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Dear Bradly,

DC/19/02312 – Objection from Strategic Planning Policy

Laxfield settlement is progressing through the emerging strategic Joint Local Plan as a hinterland
village. This means it is far less sustainable than other settlements within the district. This can be due
to a number of factors in relation to the availability of services, facilities and infrastructure to name a
few. Equally, Laxfield is heavily constraint by architectural and historic merit/value, and due to its
rural location. There are a number of environmental constraints known to this area that would need
to be a material consideration. There are known Plateau Farmlands and Ancient Rolling Farmlands,
landscape and setting qualities, also there is the RAMS 13km zone of influence. Furthermore, the
land in question would appear good growing agricultural land with corn growing in it at the time of
your site inspection. Which is very appropriate for the rural location.

The development proposed is of significant concern. The scale of the proposal (65 dwellings) is
significantly large and disproportionate for this emerging rural hinterland location. The proposal
would essentially represent a large scale housing estate on the edge of an area of the village that
filters out into countryside. All matters are being reserved except access. This means there is no
appreciation to understand how such a major large scale proposal would integrate with a small
village location including the cumulative impacts upon infrastructure (highway networks, schools,
health facilities etc). Whilst there is an indicative masterplan submitted all matters are being
reserved except for access in accordance with the description of development. This would mean if
the proposal was supported at the reserved matters stage what we see now could change.
Therefore, cant be properly assessed at this outline stage.

It is also acknowledged the immediate rural highways networks around this area are of poor quality
to be able to successfully and practically accommodate for such a major urban proposal. I.e. no
footpaths, no street lights or cycle ways to encourage sustainable transport model shift. The
proposal would represent a disproportionate and incongruous development unsuitable to this rural
location.

In addition to the scale and location issues with this proposal. Delivery is also a significant material
consideration is such case a major case. This proposal does not provide any reassurance (especially
being in outline with the majority of most matters reserved) or demonstration there is a reasonable
prospect this application would or could be delivered in a reasonable timeframe and indeed
contribute to any meaningful land supply considerations.

The proposal is very speculative with no attempt to align with the emerging strategic plan-led
approach, which does not encourage such a large scale proposal in such a rural location. The
principle of development is considered unacceptable.

Regards,

Elizabeth Thomas
Senior Policy Strategy Planner
Babergh District Council & Mid Suffolk District Council - Working Together
T. 0300 1234 000 (Option 5, then Option 4 for Strategic Planning team)
E. elizabeth.thomas@baberghmidsuffolk.gov.uk

Dear Sirs,
Objection to DC/19/02312 - outline planning application for 49 houses on south side of
Framlingham Road
Laxfield Parish Council notes that the proposal previously submitted has been amended to
reduce the number of homes provided to 49 instead of 65. However, we believe that the
fundamental principles of our previous objection still stand and we therefore wish to
express our strong objection once again to the proposed development.
We believe the amended proposal is still entirely contrary to the policies set out within the
Mid Suffolk Core Strategy Development Plan (adopted 2008) and in the emerging Joint Local
Plan. To reiterate and emphasise some of the points made in our previous objection:
•

The National Planning Policy Framework (NPPF) provides that applications for
housing should be considered in the context of the presumption in favour of
sustainable development. Laxfield has been identified in the emerging Local Plan as a
hinterland settlement, which means that there are more sustainable locations for
development within the District. The village is suffering from a reduction in the level
of infrastructure and services it used to have: there is, for example, now no doctor’s
surgery and the regular bus service to Halesworth was terminated at the end of
October.

•

Laxfield has already delivered almost all of the housing contribution identified as
appropriate in the emerging Local Plan, and over a very short timescale: 63 of the 65
housing units identified over the Plan period have already been granted planning
permission (as shown in Appendix 1). The cumulative impact of this proposal in
addition to the recent permissions for new development would be substantial and
extremely damaging to the existing community, which is already suffering from the
loss of services, and it would be a clear contravention of the presumption in favour
of sustainable development to allow it to proceed.

•

The scale of the proposed development is entirely disproportionate to a rural
location: it still represents some 10% of Laxfield’s existing housing stock even despite
the reduction in numbers in the revised scheme. We believe that this development
is more suited to an urban location where the comparative impact would be much
smaller.

•

The proposed site is at the edge of the village, leading into open countryside.
Although the indicative design shown in the submission includes open space at the
edge of the development, this cannot offset the visual impact of a large-scale
development in such a rural location. The site is currently good agricultural land and
is cultivated as such, and we see no need for its use to be changed for this particular
purpose.

•

The existing highways networks around the area are inadequate to cope with a
development of this size: Framlingham Road itself is a minor road which is single-

track in places and is in very poor repair. There is substantial local concern about the
safety of locating the entrance to the site immediately opposite the school where
there are already issues associated with traffic at the beginning and end of the
school day. This will only be exacerbated by the addition of a further 49 homes in
such close proximity.
•

The proposal includes an indicative masterplan for the site but the application is
currently for access only with all other matters reserved. This means that the
indicative scheme shown could very easily be changed in the future, and that it is not
possible for the proposal to be assessed fully at this stage. We feel that this is not
acceptable for a scheme which would have such a significant impact on the local
environment if it were to be permitted. If the District Council were minded to
consider the application further, we would request that a detailed planning
submission be required so that all parties can assess the information appropriately.

We reiterate that we firmly believe that Mid Suffolk District Council should refuse
permission for the development as proposed.

Dear Sirs,
Objection to DC/19/02312 - outline planning application for 65 houses on south side of
Framlingham Road
Laxfield Parish Council wishes to express its strong objection to the proposed development
at Framlingham Road, Laxfield.
We believe that the development proposed is contrary to the policies set out within the Mid
Suffolk Core Strategy Development Plan (adopted 2008) and in the emerging Joint Local
Plan. The applicant makes reference to the provisions of paragraph 49 of the National
Planning Policy Framework (NPPF), which provides that applications for housing 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. As
Mid Suffolk District Council has published a Housing Land Supply Position Statement in
March 2019 which concludes that the requirement of the NPPF are currently met, this
argument has no validity.
Furthermore, this development cannot be considered to represent sustainable
development. The Planning Statement sets out the degree to which it is considered to meet
economic, social and environmental objectives, but these do not adequately consider the
context of this development and reflect the reality of its location. To respond to these
observations (extracts from the Planning Statement in italics):
8.2.3 The construction phase will stimulate the local economy through the
employment of construction workers/professionals and the sourcing of building materials.
The applicant has no control over the employment of those working on the development,
nor on the sourcing of materials: the intention is that the site will be sold to a developer if
planning permission is granted. There is no provision within the application to require
sourcing of local materials nor local employment and this is therefore an entirely specious
argument. Secondly, future occupiers of the development will utilise local services and
facilities, including those within Laxfield, supporting the local economy. Most of the services
and facilities within Laxfield are thriving without the additional pressure of a large
development taking place at a single stroke; they would be much better able to cope with a
number of smaller developments which would be more appropriate to the scale of the
village. Some of the services in the surrounding area which would be essential for a
development of this size are already at capacity or beyond: the doctors’ surgeries in
Fressingfield, Framlingham and Halesworth, for example.
8.2.8 The development in this instance provides of up to 65 dwellings, including
35% affordable housing, and whilst the size and mix of the units is yet to be agreed, the
proposal will provide a range of properties to cater for the needs of the community. The
indicative layout for the development suggests that a significant number of four- and fivebedroom houses is likely to be included in a full application, along with a few two-bedroom
and just under 50% three-bedroom houses. This is not a range of housing that would meet
local needs: Laxfield already has an over-supply of larger houses, and the predominant need
is for truly low-cost – rather than ‘affordable’ – and self-build housing, along with sheltered

housing and smaller units (as indicated in the research carried out for the emerging
Neighbourhood Plan).
This research found that there was no appetite amongst the residents of the Parish for
large-scale development outside the settlement boundary: 97% of residents favoured a
number of small developments as being the best way to meet local housing needs. The
primary needs identified are for sheltered accommodation; self-build housing; smaller (2-3
bedroom) housing units; and starter homes. Great concern was expressed about
affordability and the fact that many local people cannot afford to enter the housing market.
Furthermore, there was almost no support from residents for development at a rate of
more than 20 houses/year – almost all respondents strongly supported development of no
more than 10 units/year over the Neighbourhood Plan period, ie to 2036.
Both the rate of development and the overall size of this proposal are entirely
disproportionate to the immediate context: this development alone represents almost 15%
of the current number of housing units in the Parish as a whole, and it is therefore
completely out of keeping with the scale of the existing village and surroundings. The site
was allocated in the 2017 Strategic Housing Land Availability Assessment for no more than
25 housing units on only part of the total site area, specifically in order to reduce the impact
on the village of developing this site.
Although the Neighbourhood Plan is not yet ‘made’, the NPPF (in paragraph 29) specifically
states that neighbourhood planning gives communities the power to develop a shared
vision for their area, and (in paragraph 48) - allows for local authorities to give weight to
emerging plans and we would therefore strongly urge Mid Suffolk District Council to take
the findings of the Neighbourhood Plan research into account in reaching a decision
regarding the appropriateness of the proposed development in this particular location. The
NPPF states in paragraph 77 that planning policies and decisions should be responsive to
local circumstances and support housing developments that reflect local needs. That the
development proposed might be considered appropriate in some circumstances is not
disputed: but we firmly believe that it is not appropriate for Laxfield; it is not responsive to
the circumstances of the village or the Parish, and it does not reflect local needs.
8.2.9 – 8.3.3 Provision of a School car park These paragraphs refer to the proposed
provision of 17 school car parking spaces, and 17 drop-off parking spaces within the
development. Whilst it is acknowledged that the school and pre-school (which are colocated) would need additional accommodation provision to satisfy the need for places
resulting from the proposed development, we understand that this school – in common
with most others across Mid Suffolk – is currently at capacity but predicts a falling roll over
the next few years. It is therefore arguable that the space released within the current
school grounds for expansion would be sustainable in the medium to longer term. In
addition, we firmly believe that the negative impacts of the proposed development would
far outweigh the benefit offered by the parking and drop-off spaces indicated. In terms of
safety, for example, the parking spaces are located across the road from the school and
there is therefore an immediate hazard unless supervision is provided for pupils crossing the
road (with substantially increased traffic levels from the new development). The Parish

Council recognises the importance of supporting the school and pre-school, including the
need for improved parking arrangements, but we believe that such arrangements could be
made in better ways than as part of the proposed development.
8.3.4 – 8.4
The bus services referred to in the Planning Statement are not adequate to
be considered an effective alternative to car transport: the service which operates between
Laxfield and Framlingham and then on to Ipswich, for example, operates once a day in each
direction during the week. Train and bus services connecting from local provision to further
afield are not sufficiently accessible to allow reliable travel to work or study opportunities.
The argument that “there are opportunities to access public transport” therefore does not
give an accurate picture of how realistic an option this really is. The development as
proposed also clearly intends to be almost wholly reliant on transport by car, as the extent
of provision of parking and garaging in the indicative layout clearly shows. The Planning
Statement also makes no reference to options such as electric car charging or car sharing.
Although there is reference to creating and extending the footpath network within the
village, in reality this refer to creating a short length of footpath across land which is not in
the applicant’s ownership, which therefore may not be a viable part of the development.
There is no potential to integrate this proposed development into the layout of the village: it
is essentially separate because it sits outside the existing settlement boundary.
Environmental sustainability is not addressed in terms of design and layout of the proposed
development (apart from the provision of an attenuation pond) with no reference to
sustainable design and construction principles or techniques – or indeed anything other
than public transport services. We would argue that any housing development cannot be
considered environmentally sustainable unless sustainable design and construction is a
fundamental requirement. The availability (or otherwise) of public transport is a very small
component of environmentally sustainable housing.
Transport is, however, extremely important in terms of the proposed development for very
different reasons. The single access to the site is located directly opposite the primary
school on an already-busy C class road which is in very poor repair, with blind bends and
narrow passing places. This road – and particularly the part adjacent to the proposed
development site - is notorious locally for a number of accidents which have occurred at the
blind bends just outside the existing settlement boundary. These were, thankfully, not
serious enough to be reported to the police, but are still evidence that the road is unsuitable
for the additional traffic which would be generated by the proposed development. In
addition, the junctions at either end of Framlingham Road – with the High Street at the
Laxfield end, and with the B1116 at the other – have no potential for alteration to cope with
the additional traffic levels and we would therefore suggest that the applicant should (if the
application is successful) be required to prove that the extra vehicle movements during and
post-construction can be safely managed at these points.
The Transport Assessment provided as part of the documentation supporting this
application states that the impact on local roads will be minimal. However, we believe that
this assessment does not truly reflect the nature of the roads and the traffic in the specific
context of Laxfield: the impact of the additional car movements might well be very small in

the context of an urban environment, but in such a rural environment it would be extremely
detrimental and represent a significant extra risk to both pedestrians and other road users.
In conclusion, we would add that the Parish Council is not opposed to new development in
Laxfield in principle, and would actively support development which is appropriate to the
expressed views and needs of local residents. We believe that there are other, far more
appropriate options available: the Neighbourhood Plan group is actively developing
proposals to support these views and needs (for example, through the establishment of a
Community Housing Trust) at a rate and scale which is consistent with the rural nature of
the Parish. We therefore firmly believe that Mid Suffolk District Council should refuse
permission for the development as proposed.

