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BMSDC Planning Area Team Yellow

Subject: Comments ref DC/18/02146 at School Road, Elmswell

From: Elmswell Parish Council <clerk@elmswellpc.co.uk>  
Sent: 21 July 2020 12:24 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: Comments ref DC/18/02146 at School Road, Elmswell 
 
Elmswell Parish Council strongly urges rejection of this application which signally fails to address 
serious and overriding concerns regarding highway safety. 
 
To be considered alongside comments previously registered at the first iteration, the objections are:  

1 The proposal remains unsustainable in terms of highways infrastructure. It is accepted by all parties, 
including the Applicant, that the School Road / Church Road junction would be over capacity should this 
development go ahead.  Mitigation measures are suggested with no commitment to their execution, 
including a line on a plan suggesting a cycle route outside of the Application red line area and ‘subject to 
future Planning application’.  There is no undertaking to comply with the vaguely outlined initiatives 
sketched into this application and these shortcomings are bolstered by the  overarching threat that, should 
the junction capacity represent a decisive factor, a scheme for traffic lights outside St John’s Church would 
be imposed.   
Elmswell Parish Council’s Consultant, Waterman Infrastructure & Environment, summarised in their Report 
of 13.07.2018 (as lodged with Planning Officer):  ...the LinSig model overestimates the proposed junction’s 
capacity...the proposed signal controlled junction layout does not satisfy industry guidance...the proposed 
junction has not been demonstrated to be satisfactory in terms of layout and capacity. 

2                The proposal would effectively sterilise the opportunity for the community  to work towards the 
aspiration of a relief road taking traffic over the railway line and directly to A14. The clearly expressed and 
widely supported community aspiration for a relief road has every chance of being embedded in the 
emerging Joint Local Plan.  This application, if successful, would remove any chance of negotiating the 
preferred route making the project infeasible.   Parish councillors entirely support the SCC view that “it is 
essential that detailed consideration be given to...the delivery of a relief road, including the identification 
and protection of a ‘corridor’ ”.   Unless and until this matter is addressed, the application is premature. 

3  The input from SCC Highways is poorly researched, misleading and posits an unacceptably hopeful solution 
to the inevitable overloading and subsequent hazard at the School Road / Church Road junction, ie that, 
‘There are alternative routes from the proposed development and it could be considered that many drivers 
will choose these routes to avoid queuing on School Road’.  The supposed alternative requires vehicles to 
negotiate the problematic right turn at Shop Corner which is regularly at a standstill when the railway 
crossing gates are down.  It must then take drivers down to another right turn at New Road or at Cooks 
Road into Church Road and through the same dangerous junction, further impeding those queuing to 
access Church Hill from School Road.   This facile suggestion offers no remediation in real terms of a very 
hazardous proposal. 
               

Peter Dow CiLCA 
Clerk to Elmswell Parish Council 
21.07.2020 
 
 
Regards 

Peter 

Peter Dow CiLCA 

Clerk to Elmswell Parish Council 



Consultee Comments for Planning Application DC/18/02146

 

Application Summary

Application Number: DC/18/02146

Address: Land To The North And West Of School Road Elmswell Suffolk

Proposal: Outline Planning Application (Access to be considered) Erection of up to 86 dwellings

including car parking, early years provision, open space provision with associated infrastructure

and vehicular access.

Case Officer: John Pateman-Gee

 

Consultee Details

Name: Mr Peter Dow

Address: Blackbourne Community Centre, Blackbourne Road, Elmswell Bury St Edmunds, Suffolk

IP30 9UH

Email: clerk@elmswell.suffolk.gov.uk

On Behalf Of: Elmswell Parish Clerk

 

Comments

 

 

Elmswell Parish Council strongly urges rejection of this application.

 

The objections are summarised here and referenced to more detailed text below.

 

1 The proposal is unsustainable in terms of highways infrastructure.

2 The proposal is unsustainable in terms of education provision.

3 The proposal would effectively sterilise the opportunity for the community to work towards the

aspiration of a relief road taking traffic over the railway line and directly to A14.

4 The proposal is for a housing density which is out of keeping with the local norm.

5 The proposal should, properly, be subject to a Strategic Planning assessment and time allowed

for the emerging Neighbourhood Development Plan to be brought forward.

 

1 Highways provision

1.1 It is accepted by all parties, including the Applicant, that the School Road / Church Road

junction would be over capacity should this development go ahead adding to the impact of the

recent permissions in the village for 60 dwellings at Borley Crescent, 240 dwellings at Wetherden

Road, and 106 dwellings at Ashfield Road and as the 190 dwellings at the Bacon Factory site are

built-out. The mitigation suggested by the Applicant comprises:

(a) The removal of the built-out traffic calming sweep into School Road from Church Hill. This

safety measure was installed, after much public pressure, to slow traffic on this bend. It also

affords some protection in terms of noise, vibration, air quality and visual intrusion to the adjacent



Grade II Listed almshouses. The inevitable speed increase encouraged by the removal of this

reverse curve traffic calming feature creates further dangers for vehicles attending at the

almshouses or at St Johns Church;

(b) A mention of the widening of School Road with no dimensions shown and no suggestion as to

how to maintain any wider carriageway through the pinch point where the abutment

accommodates the curtilages of Church Mount & St Lucy;

(c) An apparent pedestrian crossing over School Road where users approaching St Johns Church

have no sightline to the traffic approaching the junction.

1.2 The input from SCC Highways is poorly researched, misleading and posits an unacceptably

hopeful solution to the inevitable overloading and subsequent hazard at the School Road / Church

Road junction, ie that, There are alternative routes from the proposed development and it could be

considered that many drivers will choose these routes to avoid queuing on School Road. The

supposed alternative requires vehicles to negotiate the problematic right turn at Shop Corner

which is regularly at a standstill when the railway crossing gates are down. It must then take

drivers down to another right turn at New Road or at Cooks Road into Church Road and through

the same dangerous junction, further impeding those queuing to access Church Hill from School

Road.

1.3 6 months data from the Elmswell Community Speed Watch Group, as lodged with Suffolk

Police, shows 4,000 vehicles per day travelling into the village up Church Hill. Over half (51.8%)

are exceeding the speed limit. Half of these vehicles, 26.78% of the total, are travelling above

40mph at this point. There is a clear risk to road safety in removing the speed constraint at the

junction

1.4 No account is taken of the daily access requirements, both in and out of the village, of the

extraordinarily large rear-steer HGV trailers operated from Grove Lane and having no alternative

route to A14. The current voluntary one-way HGV routing goes some way to addressing the

inevitable problems presented which are exacerbated by the through-routing of HGV traffic

consequent upon the weight restriction on A1088. This Proposal can only make a stressed

situation worse.

1.5 The Parish Councils own commissioned traffic surveys, conducted by Waterman Infrastructure

& Environment Ltd as recently as July 2018 and lodged with the Planning Authority, demonstrates

an overestimation on the part of the Applicant with regard to the Church Road / School Road

junction capacity resulting from their reliance on LinSig modelling rather than the more realistic

assessments derived from the TRL approved PICADY software.

1.6 The single access point into the estate in the proximity of the sharp bend and almost opposite

the access to the Old Schools Court development poses a significant traffic hazard.

 

2 Education provision

The proposal would, as confirmed by the SCC Strategic Development submission, produce

demand for primary school places in excess of the capacity of Elmswell Primary School, even

allowing that the school is expanded in the meantime to a 420-place site. Similarly, the existing

deficit in pre-school places in the Elmswell / Norton Ward has not been addressed. Recent

Planning decisions at Woolpit, as yet not signed off, suggest that the pupils from this and other ad



hoc developments in Elmswell will be expected to add further to the traffic problems by travelling

to a new primary school in Woolpit. This is not how the residents of Elmswell would wish to see

their childrens education provided. Secondary schooling provision along the A14 corridor is, a

rapidly emerging quandary that has not been addressed.

 

3 Relief Road

The clearly expressed and widely supported community aspiration for a relief road has every

chance of being embedded in the emerging Joint Local Plan. This application, if successful, would

remove any chance of negotiating the preferred route making the project infeasible. Parish

councillors entirely support the SCC view that it is essential that detailed consideration be given

to...the delivery of a relief road, including the identification and protection of a corridor . Unless and

until this matter is addressed, the application is premature.

 

4 Density

There are 85 dwellings proposed at a density of 32 per hectare. The villages emerging

Neighbourhood Plan is seeking to require an upper limit of 25dph. The recently granted

development at Wetherden Road allowed 240 dwellings at under 21 dph. Similarly the sites at

Warren Lane and White House Farm are set at 20 and 26 dph respectively. This proposal would

result in an uncharacteristically crowded site in a prominent location, as a gateway to the village,

clearly at odds with the housing density across the village street scene.

 

5 Strategic Planning

Councillors did not have the benefit of a Design & Access Statement on this Proposal. The lack of

any information regarding the site context and / or the Planning context as seen by the Developer

makes a proper assessment of the proposals impossible. In the absence of the perspective that

might thus be offered, Councillors are at one with the County Council view that a development

such as this should be part of a plan-led approach identifying the infrastructure requirements

based on cumulative growth. There is no pressing need for the houses proposed here. Some 648

dwellings have recently been granted Planning Permission or are in the latter stages of that

process in the village of Elmswell. Of these, some 100+ are already built-out on the redundant

Grampian Harris site and are occupied with 5 more added each month. There is time to stop and

consider the wider picture, and in particular the proposed Relief Road which is deliverable and

which would remove the overriding problem of traffic which is blighting the community and which

decisively counts against this particular proposal. Contrary to the Developers contention that the

Relief Road is not being progressed, the access to the Grampian Harris estate which is currently

under construction was required, under Planning permission ref. 0846/13  plan ref 947-02, to be

designed and built to a specification which would satisfy the requirements of the future Relief

Road.

The dominant and central theme to the NPPF is sustainability. Piecemeal proposals such as this

which seek to ameliorate the serious problems, stresses and strains that they create by patching

in unrealistic infrastructure solutions  such as suggesting that traffic find alternative routes  should

be refused pending the imminent delivery of an Elmswell Neighbourhood Plan which will provide a



community-led overview of reasonable and sustainable development to 2033.

 

In reaching these conclusions, Councillors had reference to;

NPPF paragraphs 109, 110, 132 ,134

Local Plan policies GP1, H13, H15, T10

Core Strategy policy CS5

 

 

Peter Dow CiLCA

Clerk to Elmswell Parish Council

16.06.2020

 

 

 

 

 





 
   

 

 

 

24 BROOKLANDS AVENUE, CAMBRIDGE, CB2 8BU 

Telephone 01223 582749 
HistoricEngland.org.uk 

 

 

 

 
 

Mr John Pateman-Gee              Direct Dial: 01223 582751 
Babergh and Mid Suffolk District Councils   
Endeavour House,      Our ref: P00928910 

8 Russell Rd,  
Ipswich        10th June 2020 
IP1 2BX   

     
     
                                                                              

Dear Mr Pateman Gee 
 
T&CP (Development Management Procedure) (England) Order 2015 

& Planning (Listed Buildings & Conservation Areas) Regulations 1990  
 
Land To The North And West Of School Road, Elmswell, Suffolk 

Application No. DC/18/02146 
 
Thank you for your letter of 2nd June 2020 regarding further information on the above 

application for planning permission. Since our previous comments the buffer along 
Parnell Lane has been increased and now contains a SUDS scheme. This addresses 
the concerns in our previous letter. 

 
On the basis of this revised information, we do not wish to offer any further comments. 
We suggest that you seek the views of your specialist conservation and archaeological 

advisers, as relevant. 
 
It is not necessary for us to be consulted on this application again, unless there are 

material changes to the proposals. However, if you would like detailed advice from us, 
please contact us to explain your request. 
 

Yours sincerely 
 
Lynette Fawkes 

Inspector of Historic Buildings and Areas 
E-mail: Lynette.Fawkes@HistoricEngland.org.uk  
 

mailto:Lynette.Fawkes@HistoricEngland.org.uk








Subject:FW: IDOX - Planning Application DC/18/02146 - 105 dwellings School Road, Elmswell (Mid-
Suffolk District)

From: Elizabeth Thomas 
Sent: 19 July 2018 09:31
To: BMSDC Planning Area Team Yellow
Subject: IDOX - Planning Application DC/18/02146 - 105 dwellings School Road, Elmswell (Mid-Suffolk 
District)

 

Further response from Historic England

 

-------- Original message --------

From: "Campbell, Clare" <Clare.Campbell@HistoricEngland.org.uk> 

Date: 18/07/2018 22:21 (GMT+00:00) 

To: elizabth.thomas@baberghmidsuffolk.gov.uk 

Cc: "Martin, Eric" <Eric.Martin@HistoricEngland.org.uk> 

Subject: Fwd: Planning Application DC/18/02146 - 105 dwellings School Road, Elmswell 

(Mid-Suffolk District) 

 

 

 

Dear Elizabeth

Thank you for your letter regarding the above application for planning permission. On the 

basis of the information available to date, we offer the following advice to assist your 

authority in determining the application. 

Summary

The application seeks outline consent for the construction of up to 105 dwellings including 

car parking, open space, infrastructure and vehicular access on land to the north and west of 

mailto:Clare.Campbell@HistoricEngland.org.uk
mailto:elizabth.thomas@baberghmidsuffolk.gov.uk
mailto:Eric.Martin@HistoricEngland.org.uk


School Road.  The site lies to the north of the Church of St. John, the most significant 

historic building in the parish, and in proximity to other listed buildings.  Historic England 

provided advice on the earlier proposal, application number DC/17/03853.  The current 

proposal has reduced the impact on the setting of the church but it would still result in a 

moderate level of harm to its significance.  

Advice

The site lies within the setting of the Church of St. John.  The church was predominantly 

built from the mid fourteenth century.  The tall tower was added in the late fifteenth century 

and this acts as a landmark.  It underwent a further phase of alteration in the second half of 

the nineteenth century.  It illustrates the architectural styles of these periods and is listed 

grade II*.  The church is prominently positioned on rising ground on the western edge of the 

village.  It is bounded by Church Road to the south and by open agricultural land to the north 

which includes the application site.  To the east of the church are the Robert Gardener’s 

Almhouses, built in 1614 and listed grade II. 

The open landscape setting of the church to the north contributes to the significance of the 

building.  Historic churches are often well sited, reflecting the importance of these buildings 

to the community.  The siting of the Church of St. John means it is visible in long views 

across the surrounding landscape.  The open landscape setting enhances the prominence of 

the church.  This is notable in views across the landscape to the north of the church.  These 

include the application site and the long views to the church from the south.  The rural 

landscape also forms an attractive setting when seen in combination with the church in these 

views and in views out from the churchyard.  The character of this land might also be said to 

complement the spiritual values of the building.  As a result of the nature of School Road, the 

main long views towards the church are from the land to the north including the application 

site.  While the vegetation along the church boundary does provide something of a filter, this 

varies seasonally and the upper parts of the building are visible above this.  From the 

application site the long views to the south incorporate the churches at Elmswell and 

Woolpit.  These form an attractive group and illustrate the settlement pattern and role of 

faith in the community.  The open land between the church and Elmswell Hall also reflects 

the historical association between the two sites.  The views across the land to these 

buildings and the almshouse allow for these to be appreciated as a group.  

The proposal has been significantly revised from that originally proposed.  The application 

site has been reduced in size and the development (with the exception of the pumping 

station) is now all located to the east of School Lane.  The existing agricultural land to the 

north of the church and the west of School Lane is retained.  

This proposal responds to our previous advice which considered there may be some scope 



for some modest development in the north east corner of the site between School Lane, 

Parnell Lane and School Avenue.  It advised that the extent of this should be informed by a 

careful analysis of the impact of the development on the setting of the church.  On the basis 

of the information we had, we considered this to be a small strip in the area between the 

northern entrance to the proposed development and School Avenue, letter dated 11 July 

2017.  The current proposal is however for a more extensive area than that we advised was 

likely to avoid or significantly reduce the level of harm, with the built area extending from 

School Avenue to Parnell Lane.  

The retention of the agricultural land to the west of Parnell Lane would retain much more of 

the rural landscape setting of the church than the previous proposals.  However, the wireline 

views of the proposal which have been helpfully provided show that the proposed 

development, which lies on higher ground to the north, would still be visible in views from the 

church, viewpoints 7 and 8.  It would also be seen in views from the west where the church 

is seen within a predominantly landscape setting, viewpoint 9, and in views from the north, 

viewpoint 11.  The presence of the housing would erode the rural setting of the church to the 

north.  The impact would be less than that caused by the previous proposal because of the 

greater distance between the church and the application site.  However, it would still result 

in a moderate level of harm to the significance of the church.  

At the heart of the National Planning Policy Framework is the presumption in favour of 

sustainable development.  The Framework describes how economic, social and environmental 

gains should be sought jointly and simultaneously through the planning system, paragraphs 8 

and 14)..  It is a core planning principle to conserve heritage assets in a manner appropriate 

to their significance so they can be enjoyed for their contribution to the quality of life of this 

and future generations (paragraph 17).  

This is developed in the section on Conserving and Enhancing the Historic Environment.  

This asks local planning authorities to take account of the desirability of sustaining and 

enhancing the significance of heritage assets (paragraph 131).  It continues to state that 

great weight should be given to the asset’s conservation and any harm or loss requires clear 

and convincing justification.  Planning authorities should look for opportunities for new 

development within the setting of heritage assets to enhance or better reveal their 

significance (paragraph 137).  Where a proposal cannot be amended to avoid harm, the harm 

should be weighed against the public benefits the proposal would deliver (paragraph 134).

Historic England recognise the proposal represents a significant reduction in the size of the 

development as was previously proposed.  This has reduced the level of harm to the 

significance of the church, but the erosion of the rural setting would still result in a moderate 

level of harm.  This level of harm might be further reduced by pulling the line of development 

back further to the east as we previously advised.  Although the wire frames suggest there 



would still be an impact on the longer views, viewpoints 9 and 11.  This would reduce the 

impact on views from the church, viewpoints 7 and 8.  We recommend your authority 

consider seeking amendments to reduce the level of harm further.  The harm should then be 

weighed against the public benefits the scheme would secure.

Recommendation 

Historic England has concerns about the application on heritage grounds because of the 

erosion of the rural setting of the Church of St. John.  We consider the application does not 

meet the requirements of the NPPF, in particular paragraphs 131 and 132. 

 

Yours sincerely 

 

Clare Campbell
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Ms Elizabeth Thomas 
Babergh Mid Suffolk 
Endeavour House 

Direct Dial: 01223 582737 

Our ref: P00928910 
8 Russell Road 
Ipswich 
Suffolk 
IP1 2BX 

Dear Ms Thomas 

20 June 2018 

T&CP (Development Management Procedure) (England) Order 2015 
& Planning (Listed Buildings & Conservation Areas) Regulations 1990 

LAND TO THE NORTH AND WEST OF SCHOOL ROAD, ELMSWELL, SUFFOLK 
Application No. DC/18/02146 - Outline Planning Application (Access to be 
considered) Erection of up to 105 dwellings including car parking, open space 
provision with associated infrastructure and vehicular access. 

Thank you for your letter of 18 May 2018 regarding the above application for planning 
permission. 

We are very sorry to say that we are not able to send a full detailed response on the 
revised planning application which has been due to staff sickness. Historic England 
had considered an earlier planning application, which was later withdrawn by the 
applicant, along with a pre-application enquiry for the application area. We would 
therefore refer to our previous letter of advice dated 25 September 2017 and the pre
application response we sent the applicant dated 11 July 2017. These letters set out 
the significance of the heritage assets at the application and impact of the proposed 
development, how this might be mitigated and issues to be considered. We hope the 
comments in the attached letters will be helpful in considering the revised application. 

Please contact me should you need anything further. 

Yours sincerely 

{

Eric Martin 
Business Officer 
e-mail: eric.martin@HistoricEngland.org.uk

24 BROOKLANDS AVENUE, CAMBRIDGE, CB2 8BU 

Telephone 01223 582749 
HistoricEngland.org.uk 

.Jtstonewall 
DIWiftSIIY CHAMPIDI 

Historic England is subject to the Freedom of Information Act. 2000 (FOIA) and Environmental Information Regulations 2004 (EIR). All

information held by the organisation will be accessible in response to an information request, unless one of the exemptions in the FOIA 
or EIR applies. 









Historic England 

EAST OF ENGLAND OFFICE 

the northern end of the site, a careful analysis of the impact of this on the setting of the 
church would be need to determine the limit of the development. On the basis of the 
information we have, we consider this would be small strip in the area between the 
proposed northern entrance to the site and School Avenue. 

Recommendation 

Historic England objects to the application on heritage grounds as the scale of the 
development and its proximity to the Church of John would result in a high level of 
harm to its significance. We consider that the application does not meet the 
requirements of the NPPF, in particular paragraph numbers 8, 14, 131, 132, 137. 

In determining this application you should bear in mind the statutory duty of section 
66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have 
special regard to the desirability of preserving listed buildings or their setting or any 
features of special architectural or historic interest which they possess. 

Your authority should take these representations into account in determining the 
application. If you propose to determine the application in its current form, please 
inform us of the date of the committee and send us a copy of your report at the earliest 
opportunity. 

Please contact me if we can be of further assistance. 

Yours sincerely 

 
Clare Campbell 
Principal Inspector of Historic Buildings and Areas 
E-mail: clare.campbell@HistoricEngland.org.uk

cc: 

24 BROOKLANDS AVENUE, CAMBRIDGE, CB2 8BU 

Telephone 01223 582749 
HistoricEngland.org.uk 

lt'stonewall
CIV!RSITY CHAMPIOh 

Historic England is subject to the Freedom of Information Act. 2000 (FOIA) and Environmental Information Regulations 2004 (EIR). All 
information held by the organisation will be accessible in response to an information request, unless one of the exemptions in the FOIA 

or EIR applies. 
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Clare Campbell 
Principal Inspector of Historic Buildings and Areas 
E-mail: clare.campbell@HistoricEngland.org.uk

LAND OFF SCHOOL LANE, ELMSWELL, SUFFOLK 
Pre-application Advice 

Information Provided 

24 BROOKLANDS AVENUE, CAMBRIDGE, CB2 BBU 

Telephone 01223 582749 
HistoricEngland. org. uk 

Jtstonewall 
DIV!RSIH CKAMPIDI 

Historic England is subject to the Freedom of Information Act 2000 (FOIA) and Environmental Information Regulations 2004 (EIR). All 
Information held by the organisation will be accessible in response to an information request, unless one of the exemptions in the FOIA 

or EIR applies. 
Historic England will use the information provided by you to evaluate any applications you make for statutory or quasi-statutory consent, 

or for grant or other funding. Information provided by you and any information obtained from other sources will be retained in all cases in 
hard copy form and/or on computer for administration purposes and future consideration where applicable. 



EAST OF ENGLAND OFFICE 

24 BROOKLANDS AVENUE, CAMBRIDGE, CB2 8BU 

Telephone 01223 582749 
HistoricEngland.org.uk

Historic England is subject to the Freedom of Information Act. 2000 (FOIA) and Environmental Information Regulations 2004 (EIR). All 
information held by the organisation will be accessible in response to an information request, unless one of the exemptions in the FOIA 

or EIR applies.

Ms Elizabeth Thomas Direct Dial: 01223 582737 
Babergh Mid Suffolk 
Endeavour House Our ref: P00928910 
8 Russell Road 
Ipswich 
Suffolk 
IP1 2BX 12 June 2018 

Dear Ms Thomas 

T&CP (Development Management Procedure) (England) Order 2015 
& Planning (Listed Buildings & Conservation Areas) Regulations 1990 

LAND TO THE NORTH AND WEST OF SCHOOL ROAD, ELMSWELL, SUFFOLK 
Application No. DC/18/02146 - Outline Planning Application (Access to be 
considered) Erection of up to 105 dwellings including car parking, open space 
provision with associated infrastructure and vehicular access. 

Further to our telephone conversation today and your notification letter of 18 May 2018 
regarding the above application for planning permission. 

I am writing to confirm our agreement that we will provide our advice on this 
application by 20 June 2018 This extension of time will enable us to fully assess the 
proposals and provide substantive advice on the basis of the available information. 
Thank you for your assistance and help. 

Yours sincerely 

Eric Martin 
Business Officer 
e-mail: eric.martin@HistoricEngland.org.uk
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BMSDC Planning Area Team Yellow

Subject: DC/18/02146 - Land To The North And West Of, School Road, Elmswell
Attachments: PLN-0085254+-+Planning+Report.pdf

From: Planning Liaison <planningliaison@anglianwater.co.uk>  
Sent: 21 July 2020 12:51 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: RE: DC/18/02146 - Land To The North And West Of, School Road, Elmswell 
 
Dear Ms Thomas 
  
Our reference: PLN-0085254 
  
The we have reviewed the addition information and we confirm that we have no additional comments to add to our 
previous response which is attached for your reference 
  
Regards  
  

Sandra De Olim 
Pre-Development Advisor 
Telephone: 03456066087 Option 1  
 
Anglian Water Services Limited 
Thorpe Wood House, Thorpe Wood, Peterborough,  
Cambridgeshire, PE3 6WT 

  

From: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk>  
Sent: 21 July 2020 11:59 
To: Planning Liaison <planningliaison@anglianwater.co.uk>; newconnections@edfenergy.com; 
ecology.placeservices@essex.gov.uk; planningconsultations@nwl.co.uk; Landscape <Landscape@essex.gov.uk>; 
BMSDC Local Plan <localplan@baberghmidsuffolk.gov.uk>; Hannah Bridges 
<Hannah.Bridges@baberghmidsuffolk.gov.uk>; townplanningse@networkrail.co.uk; RM Archaeology Mailbox 
<archaeology@suffolk.gov.uk>; Sue Cook <Sue.Cook@suffolk.gov.uk>; X Delete Oct 20 - Michael Wilks 
<Michael.Wilks@suffolk.gov.uk>; Planning Contributions Mailbox <planningcontributions.admin@suffolk.gov.uk>; 
Strategic Housing <Strategic.Housing@baberghmidsuffolk.gov.uk>; planning@suffolkwildlifetrust.org; 
planning.ipswich@environment-agency.gov.uk; Richard Larbi <Richard.Larbi@baberghmidsuffolk.gov.uk> 
Subject: DC/18/02146 - Land To The North And West Of, School Road, Elmswell 
  
Good morning, 
  
We would have sent yourself a consultation request for the above application on 29/06/2020. Your 
consultation request expired on 20/07/2020.  
  
If you do not wish to comment, please respond to this email. If you intend to provide comments, 
we look forward to receiving these at your earliest convenience. 
  
Regards 
  
Paul Hankins  
Planning Support Officer - Development Management 
Sustainable Communities 
Babergh and Mid Suffolk District Councils 



If you would like to discuss any of the points in this document please
contact us on 0345 60 66 087, Option 1 or email

planningliaison@anglianwater.co.uk.

AW Site
Reference:

929/1/0000532

Local
Planning
Authority:

Mid Suffolk District

Site: Land To The North And West Of, School Road,
Elmswell, Suffolk

Proposal: Outline Planning Application (Access to be
considered) Erection of up to 105 dwellings including
car parking, open space provision with associated
infrastructure and vehicular access.

Planning
application:

DC/18/02146

Prepared by: Pre-Development Team

Date: 21 August 2018

Planning Applications – Suggested Informative Statements and
Conditions Report

ASSETS

Section 1 - Assets Affected

There are assets owned by Anglian Water or those subject to an adoption agreement within or close to the development boundary that
may affect the layout of the site. Anglian Water would ask that the following text be included within your Notice should permission be
granted.

Anglian Water has assets close to or crossing this site or there are assets subject to an adoption agreement. Therefore the site layout
should take this into account and accommodate those assets within either prospectively adoptable highways or public open space. If this
is not practicable then the sewers will need to be diverted at the developers cost under Section 185 of the Water Industry Act 1991. or,
in the case of apparatus under an adoption agreement, liaise with the owners of the apparatus. It should be noted that the diversion
works should normally be completed before development can commence.

WASTEWATER SERVICES

Section 2 - Wastewater Treatment

The foul drainage from this development is in the catchment of Elmswell Water Recycling Centre that will have available capacity for
these flows
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Section 3 - Used Water Network

Development will lead to an unacceptable risk of flooding downstream. However, a drainage strategy has been prepared in consultation
with Anglian Water to determine mitigation measures under reference: 18602. We request a condition requiring the drainage strategy
covering the issue(s) to be agreed.

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
re-consulted to ensure that an effective surface water drainage strategy is prepared and implemented.

Section 5 - Suggested Planning Conditions

Anglian Water would therefore recommend the following planning condition if the Local Planning Authority is mindful to grant planning
approval.

Used Water Sewerage Network (Section 3)

No development shall commence until a foul water strategy has been submitted to and approved in writing by the Local Planning
Authority. No dwellings shall be occupied until the works have been carried out in accordance with the foul water strategy so approved
unless otherwise approved in writing by the Local Planning Authority. REASON To prevent environmental and amenity problems arising
from flooding.
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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/drainage-calculation-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)
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AW Reference: 00028350 

Local Planning Authority: Mid Suffolk District 

Site: Land To The North And West Of School Road 

Elmswell Suffolk, Elmswell 

Proposal: Outline Planning Application (Access to be 

considered) Erection of up to 105 dwellings 
including car parking, open space provision 
with associated infrastructure and vehicular 

access. 

Planning Application: DC/18/02146 

 

Prepared by: Pre-Development Team 

Date: 07 June 2018 

 

 

If you would like to discuss any of the points in this document please 
contact me on 0345 606 6087 or email 

planningliaison@anglianwater.co.uk 

 

Planning Applications – Suggested Informative 

Statements and Conditions Report 

 

 

 

 

mailto:developerservices@anglianwater.co.uk


 

 

 

 

 

ASSETS 

Section 1 – Assets Affected 

1.1 There are assets owned by Anglian Water or those subject to an adoption 
agreement within or close to the development boundary that may affect the 
layout of the site. Anglian Water would ask that the following text be 

included within your Notice should permission be granted. 
 

“Anglian Water has assets close to or crossing this site or there are assets 
subject to an adoption agreement.  Therefore the site layout should take 
this into account and accommodate those assets within either prospectively 

adoptable highways or public open space.  If this is not practicable then the 
sewers will need to be diverted at the developers cost under Section 185 of 

the Water Industry Act 1991. or, in the case of apparatus under an 
adoption agreement, liaise  with the owners of the apparatus. It should be 
noted that the diversion works should normally be completed before 

development can commence.”   
 

WASTEWATER SERVICES 
 

Section 2 – Wastewater Treatment 

 
2.1 The foul drainage from this development is in the catchment of Elmswell 

Water Recycling Centre that will have available capacity for these flows 
 
Section 3 – Foul Sewerage Network 

 
3.1 Development will lead to an unacceptable risk of flooding downstream.  A 

drainage strategy will need to be prepared in consultation with Anglian 
Water to determine mitigation measures. 

 

We request a condition requiring the drainage strategy covering the 
issue(s) to be agreed. 

 
Section 4 – Surface Water Disposal 

 

4.1 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 re-consulted to ensure that an effective surface water drainage strategy 

is prepared and implemented.  
 

 
 



 

 

 

 

 

Section 5 – Trade Effluent 
 

5.1 Not applicable 
 

Section 6 – Suggested Planning Conditions 
 

Anglian Water would therefore recommend the following planning condition 

if the Local Planning Authority is mindful to grant planning approval. 
 

 
Foul Sewerage Network (Section 3)  

 
CONDITION  
No development shall commence until a foul water strategy has been 

submitted to and approved in writing by the Local Planning Authority. No 
dwellings shall be occupied until the works have been carried out in 

accordance with the foul water strategy so approved unless otherwise 
approved in writing by the Local Planning Authority. 

 

REASON 
To prevent environmental and amenity problems arising from flooding. 

 
FOR THE ATTENTION OF THE APPLICANT: 

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) 

http://www.anglianwater.co.uk/developers/pre-development.aspx


 

 

 

 

 

 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/drainage-calculation-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) 

 

http://www.uksuds.com/drainage-calculation-tools/greenfield-runoff-rate-estimation
http://www.uksuds.com/drainage-calculation-tools/greenfield-runoff-rate-estimation


If you would like to discuss any of the points in this document please
contact us on 0345 60 66 087, Option 1 or email

planningliaison@anglianwater.co.uk.

AW Site
Reference:

929/1/0000532

Local
Planning
Authority:

Mid Suffolk District

Site: Land To The North And West Of, School Road,
Elmswell, Suffolk

Proposal: Outline Planning Application (Access to be
considered) Erection of up to 105 dwellings including
car parking, open space provision with associated
infrastructure and vehicular access.

Planning
application:

DC/18/02146

Prepared by: Pre-Development Team

Date: 21 August 2018

Planning Applications – Suggested Informative Statements and
Conditions Report

ASSETS

Section 1 - Assets Affected

There are assets owned by Anglian Water or those subject to an adoption agreement within or close to the development boundary that
may affect the layout of the site. Anglian Water would ask that the following text be included within your Notice should permission be
granted.

Anglian Water has assets close to or crossing this site or there are assets subject to an adoption agreement. Therefore the site layout
should take this into account and accommodate those assets within either prospectively adoptable highways or public open space. If this
is not practicable then the sewers will need to be diverted at the developers cost under Section 185 of the Water Industry Act 1991. or,
in the case of apparatus under an adoption agreement, liaise with the owners of the apparatus. It should be noted that the diversion
works should normally be completed before development can commence.

WASTEWATER SERVICES

Section 2 - Wastewater Treatment

The foul drainage from this development is in the catchment of Elmswell Water Recycling Centre that will have available capacity for
these flows
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Section 3 - Used Water Network

Development will lead to an unacceptable risk of flooding downstream. However, a drainage strategy has been prepared in consultation
with Anglian Water to determine mitigation measures under reference: 18602. We request a condition requiring the drainage strategy
covering the issue(s) to be agreed.

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
re-consulted to ensure that an effective surface water drainage strategy is prepared and implemented.

Section 5 - Suggested Planning Conditions

Anglian Water would therefore recommend the following planning condition if the Local Planning Authority is mindful to grant planning
approval.

Used Water Sewerage Network (Section 3)

No development shall commence until a foul water strategy has been submitted to and approved in writing by the Local Planning
Authority. No dwellings shall be occupied until the works have been carried out in accordance with the foul water strategy so approved
unless otherwise approved in writing by the Local Planning Authority. REASON To prevent environmental and amenity problems arising
from flooding.
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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/drainage-calculation-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)
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West Suffolk House 
Western Way 

Bury St Edmunds 
Suffolk IP33 3YU 

Tel: 01284 758010 

www.westsuffolkccg.nhs.uk 

 

 

 
 

Our ref: WSCCG/000620/ELM 
Email: planning.apps@suffolk.nhs.uk 
Date: 17/07/2020 

 
 

Your Ref: DC/18/02146 
 
 
Planning and Regulatory Services,  
Babergh and Mid Suffolk District Councils  
Endeavour House 
8 Russell Road 
Ipswich 
Suffolk, IP1 2BX 

 
 
Dear Sir, Madam 
 
Proposal: Outline Planning Application (Access to be considered) Erection of up to 86 
dwellings including car parking, early years provision, open space provision with associated 
infrastructure and vehicular access. Highways improvements of road widening and 
cycle/footpath link. 
Location: Land To The North And West Of, School Road, Elmswell, Suffolk 

 
1. I refer to your consultation letter on the above planning application and advise that, following 

a review of the applicants’ submission the following comments are with regard to the primary 

healthcare provision on behalf of West Suffolk Clinical Commissioning Group (CCG). 

 
Background  
 

2. The proposal comprises a development of up to 86 residential dwellings (reduced from 

original 105), which is likely to have an impact of the NHS funding programme for the delivery 

of primary healthcare provision within this area and specifically within the health catchment 

of the development.  The CCG would therefore expect these impacts to be fully assessed and 

mitigated by way of a developer contribution secured through the Community Infrastructure 

Levy (CIL). 

 
Review of Planning Application  
 
3. There is one GP practice within a 2km radius of the proposed development, this practice does 

not have sufficient capacity for the additional growth resulting from this development and 

cumulative development growth in the area. Therefore a developer contribution, via CIL 

http://www.westsuffolkccg.nhs.uk/


 

 

processes, towards the capital funding to increase capacity within the GP Catchment Area 

would be sought to mitigate the impact. 

 
 
 
Healthcare Needs Arising From the Proposed Development 
 
4. At the earliest stage in the planning process it is recommended that work is undertaken with 

West Suffolk CCG and Public Health England to understand the current and future dental 
needs of the development and surrounding areas giving consideration to the current dental 
provision, current oral health status of the area and predicted population growth to ensure 
that there is sufficient and appropriate dental services that are accessible to meet the needs 
of the development but also address existing gaps and inequalities. 

 
Encourage oral health preventative advice at every opportunity when planning a 
development, ensuring that oral health is everybody’s business, integrating this into the 
community and including this in the health hubs to encourage and enable residents to invest 
in their own oral healthcare at every stage of their life. 

  
 Health & Wellbeing Statement 
 

As an Integrated Care System it is our ambition that every one of the one million people living 
in Suffolk and North East Essex is able to live as healthy a life as possible and has access to the 
help and treatment that they need in the right place, with good outcomes and experience of 
the care they receive. 
Suffolk and North East Essex Integrated Care System, recognises and supports the role of 
planning to create healthy, inclusive communities and reduce health inequalities whilst 
supporting local strategies to improve health, social and cultural wellbeing for all aligned to 
the guidance in the NPPF section 91. 
The way health and care is being delivered is evolving, partly due to advances in digital 
technology and workforce challenges. Infrastructure changes and funds received as a result 
of this development may incorporate not only extensions, refurbishments, reconfigurations 
or new buildings but will also look to address workforce issues, allow for future digital 
innovations and support initiatives that prevent poor health or improve health and wellbeing.    
The NHS Long term plan requires a move to increase investment in the wider health and care 
system and support reducing health inequalities in the population. This includes investment 
in primary medical, community health services, the voluntary and community sector and 
services provided by local authorities so to boost out of hospital care and dissolve the historic 
divide between primary and community health services. As such, a move to health hubs 
incorporating health and wellbeing teams delivering a number of primary and secondary care 
services including mental health professionals, are being developed. The Acute hospitals will 
be focusing on providing specialist treatments and will need to expand these services to cope 
with additional growth. Any services which do not need to be delivered in an acute setting will 
look to be delivered in the community, closer to people’s homes.  
The health impact assessment (HIA) submitted with the planning application will be used to 
assess the application. This HIA will be cross-referenced with local health evidence/needs 
assessments and commissioners/providers own strategies so to ensure that the proposal 



 

 

impacts positively on health and wellbeing whilst any unintended consequences arising are 
suitably mitigated against. 

 
The primary healthcare services directly impacted by the proposed development and the current 

capacity position is shown in Table 1.  
 
Table 1: Summary of capacity position for healthcare services closest to the proposed 

development. 

 
 
Premises Weighted List 

Size ¹ 
NIA (m²)² Capacity³ Spare 

Capacity    
(NIA m²)⁴ 

 

Woolpit Health Centre 14,837 705.00 10,281 -312 

Total  14,837 705.00 10,281 -312 

Notes:  
1. The weighted list size of the GP Practice based on the Carr-Hill formula, this figure more accurately reflects the need of a practice 

in terms of resource and space and may be slightly lower or higher than the actual patient list. 

2. Current Net Internal Area occupied by the Practice. 

3. Based on 120m² per 1750 patients (this is considered the current optimal list size for a single GP within the East DCO) Space 

requirement aligned to DH guidance within “Health Building Note 11-01: facilities for Primary and Community Care Services”  

4. Based on existing weighted list size.  

 
5. This development is not of a size and nature that would attract a specific Section 106 planning 

obligation. Therefore, a proportion of the required funding for the provision of increased 

capacity by way of extension, refurbishment or reconfiguration at Woolpit Health Centre, 

servicing the residents of this development, would be sought from the CIL contributions 

collected by the District Council. 

 
6. Although, due to the unknown quantities associated with CIL, it is difficult to identify an exact 

allocation of funding, it is anticipated that any funds received as a result of this development 

will be utilised to extend the above mentioned surgery. Should the level of growth in this area 

prove this to be unviable, the relocation of services would be considered and funds would 

contribute towards the cost of new premises, thereby increasing the capacity and service 

provisions for the local community. 

 
Developer Contribution required to meet the Cost of Additional Capital Funding for Health 
Service Provision Arising  
 
7. In line with the Government’s presumption for the planning system to deliver sustainable 

development and specific advice within the National Planning Policy Framework and the CIL 

Regulations, which provide for development contributions to be secured to mitigate a 

development’s impact, a financial contribution is sought.  

 



8. Assuming the above is considered in conjunction with the current application process, West

Suffolk CCG would not wish to raise an objection to the proposed development.

9. West Suffolk CCG is satisfied that the basis of a request for CIL contributions is consistent
with the Position Statement list produced by Babergh and Mid Suffolk District Councils

West Suffolk CCG look forward to working with the applicant and the Council to satisfactorily
address the issues raised in this consultation response and would appreciate
acknowledgement of the safe receipt of this letter.

Yours faithfully 

Chris Crisell 
Estates Project Manager 
West Suffolk Clinical Commissioning Group 



-----Original Message----- 
From: Crisell Chris (Suffolk NHS)  
Sent: 15 June 2020 17:18 
To: BMSDC Planning Area Team Yellow  
Subject: RE: MSDC Planning Re-consultation Request - DC/18/02146 
 
Please refer to the previous responses sent by the CCG regarding the planning application 
DC/18/02146. 
 
Regards 
 
Estates Planning Support 
 



 

 

 

 

Your Ref: DC/18/2146/ 

Our Ref: WSCCG/ELM/18/2146/AL 

 

Mid Suffolk District Council 
Endeavour House  
8 Russell Road  
Ipswich 
Suffolk IP1 2BX 
                                 7 June 2018  

Dear Sir/Madam, 

 
Outline Planning Application (Access to be considered) Erection of up to 105 
dwellings including car parking, open space provision with associated infrastructure 

and vehicular access 

Land To The North And West Of, School Road, Elmswell, Suffolk 

 

1. I refer to your consultation letter on the above planning application and advise that, 

following a review of the applicants’ submission the following comments are with regard to 

the Primary Healthcare provision on behalf of West Suffolk Clinical Commissioning Group 

(CCG) incorporating NHS England Midlands and East (East) (NHS England).  

 

Background 
 
2. The proposal comprises a development of up to 105 residential dwellings, which is likely 

to have an impact of the NHS funding programme for the delivery of primary healthcare 

provision within this area and specifically within the health catchment of the development.  

West Suffolk CCG would therefore expect these impacts to be fully assessed and 

mitigated by way of a developer contribution secured through the Community 

Infrastructure Levy (CIL). 

 
 

Review of Planning Application  

 

3. There is one GP practice within a 2km radius of the proposed development. This practice 

does not have sufficient capacity for the additional growth resulting from this development 

and cumulative development growth in the area. Therefore a developer contribution, via 

 
West Suffolk House 

Western Way 
Bury St Edmunds 

Suffolk 
IP33 3YU 

Email address: amanda.lyes@suffolk.nhs.uk  
Telephone Number – 01284 758010 



CIL processes, towards the capital funding to increase capacity within the GP Catchment 

Area would be sought to mitigate the impact. 

 

 

Healthcare Impact Assessment  
 

4. The intention of West Suffolk CCG is to promote Primary Healthcare Hubs with co-
ordinated mixed professionals. This is encapsulated in the strategy document: The NHS 
Five Year Forward View. 

 
5. The primary healthcare services directly impacted by the proposed development and the 

current capacity position are shown in Table 1. 
 
Table 1: Summary of capacity position for healthcare services within 2km catchment (or 
closest to) the proposed development 
 

Premises Weight
ed List 
Size¹ 

NIA (m²)² Capacity³ Spare 
Capacity 

(NIA m²)⁴ 

Woolpit Health Centre 14,437 645.87 9,419 -344.10 

Total 14,437 645.87 9.419 -344.10 
 

Notes: 

1.  The weighted list size of the GP Practice based on the Carr-Hill formula, this figure more accurately 
reflects the need of a practice in terms of resource and space and may be slightly lower or higher than the 
actual patient list. 
2. Current Net Internal Area occupied by the Practice. 
3.  Based on 120m² per GP (with an optimal list size of 1750 patients) as set out in the NHSE approved 
business case incorporating DH guidance within “Health Building Note 11-01: facilities for Primary and 
Community Care Services” 
4.  Based on existing weighted list size. 
 

6 This development is not of a size and nature that would attract a specific Section 106 

planning obligation. Therefore a proportion of the required funding for the provision of 

increased capacity by way of extension, refurbishment or reconfiguration at Woolpit Health 

Centre, servicing the residents of this development, would be sought from the CIL 

contributions collected by the District Council. 
 

7 Although, due to the unknown quantities associated with CIL, it is difficult to identify an 

exact allocation of funding, it is anticipated that any funds received as a result of this 

development will be utilised to extend the above mentioned surgery. Should the level of 

growth in this area prove this to be unviable, options of relocation of services would be 

considered and funds would contribute towards the cost of new premises, thereby 

increasing the capacity and service provisions for the local community. 

 

Developer Contribution required to meet the Cost of Additional Capital Funding for 

Health Service Provision Arising  
 

8  In line with the Government’s presumption for the planning system to deliver sustainable 

development and specific advice within the National Planning Policy Framework and the 

CIL Regulations, which provide for development contributions to be secured to mitigate a 

development’s impact, a financial contribution is sought.  
 

9 Assuming the above is considered in conjunction with the current application process, 

West Suffolk CCG would not wish to raise an objection to the proposed development. 



10. West Suffolk CCG is satisfied that the basis of a request for CIL contributions is

consistent with the Regulation 123 list produced by Mid Suffolk District Council.

West Suffolk CCH and NHS England look forward to working with the applicant and the 

Council to satisfactorily address the issues raised in this consultation response and would 

appreciate acknowledgement of the safe receipt of this letter. 

Yours faithfully 

Chief Corporate Services Office 

West Suffolk Clinical Commissioning Group 



From: Alghoul Dalia <Dalia.Alghoul@networkrail.co.uk> On Behalf Of Town Planning SE 
Sent: 14 June 2020 14:30 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: Re: MSDC Planning Re-consultation Request - DC/18/02146 
 
 
 
Network Rail Consultation -    
 
Dear Sir/Madam 
 
Thank you for consulting Network Rail regarding the above planning application. 
 
After careful consideration of the above planning application Network Rail has the following 
observations to make; 
 
 
The developer must ensure that their proposal, both during construction and after completion of 
works on site, does not: 
 
• Encroach onto Network Rail land  
• Affect the safety, operation or integrity of the company’s railway and its infrastructure  
• Undermine its support zone  
• Damage the company’s infrastructure  
• Place additional load on cuttings  
• Adversely affect any railway land or structure  
• Over-sail or encroach upon the air-space of any Network Rail land  
• Cause to obstruct or interfere with any works or proposed works or Network Rail 
development both now and in the future  
 
 
The developer should comply with the following comments and requirements for the safe operation 
of the railway and the protection of Network Rail's adjoining land.   
 
Future maintenance 
The development must ensure any future maintenance can be conducted solely on the applicant’s 
land. The applicant must ensure that any construction and any subsequent maintenance can be 
carried out to any proposed buildings or structures without adversely affecting the safety of, or 
encroaching upon Network Rail’s adjacent land and air-space, and therefore all/any building should 
be situated at least 2 metres (3m for overhead lines and third rail) from Network Rail’s boundary. 
The reason for the 2m (3m for overhead lines and third rail) stand off requirement is to allow for 
construction and future maintenance of a building and without requirement for access to the 
operational railway environment which may not necessarily be granted or if granted subject to 
railway site safety requirements and special provisions with all associated railway costs charged to 
the applicant. Any less than 2m (3m for overhead lines and third rail) and there is a strong possibility 
that the applicant (and any future resident) will need to utilise Network Rail land and air-space to 
facilitate works. The applicant / resident would need to receive approval for such works from the 
Network Rail Asset Protection Engineer, the applicant / resident would need to submit the request 
at least 20 weeks before any works were due to commence on site and they would be liable for all 
costs (e.g. all possession costs, all site safety costs, all asset protection presence costs). However, 
Network Rail is not required to grant permission for any third party access to its land. No 



structure/building should be built hard-against Network Rail’s boundary as in this case there is an 
even higher probability of access to Network Rail land being required to undertake any construction 
/ maintenance works. Equally any structure/building erected hard against the boundary with 
Network Rail will impact adversely upon our maintenance teams’ ability to maintain our boundary 
fencing and boundary treatments. 
 
Drainage 
Storm/surface water must not be discharged onto Network Rail’s property or into Network Rail’s 
culverts or drains except by agreement with Network Rail. Suitable drainage or other works must be 
provided and maintained by the Developer to prevent surface water flows or run-off onto Network 
Rail’s property. Proper provision must be made to accept and continue drainage discharging from 
Network Rail’s property; full details to be submitted for approval to the Network Rail Asset 
Protection Engineer. Suitable foul drainage must be provided separate from Network Rail’s existing 
drainage. Soakaways, as a means of storm/surface water disposal must not be constructed 
near/within 10 – 20 metres of Network Rail’s boundary or at any point which could adversely affect 
the stability of Network Rail’s property. After the completion and occupation of the development, 
any new or exacerbated problems attributable to the new development shall be investigated and 
remedied at the applicants’ expense. 
 
Plant & Materials 
All operations, including the use of cranes or other mechanical plant working adjacent to Network 
Rail’s property, must at all times be carried out in a “fail safe” manner such that in the event of 
mishandling, collapse or failure, no plant or materials are capable of falling within 3.0m of the 
boundary with Network Rail. 
 
Scaffolding 
Any scaffold which is to be constructed within 10 metres of the railway boundary fence must be 
erected in such a manner that at no time will any poles over-sail the railway and protective netting 
around such scaffold must be installed. The applicant/applicant’s contractor must consider if they 
can undertake the works and associated scaffold/access for working at height within the footprint of 
their property boundary. 
 
Piling 
Where vibro-compaction/displacement piling plant is to be used in development, details of the use 
of such machinery and a method statement should be submitted for the approval of the Network 
Rail’s Asset Protection Engineer prior to the commencement of works and the works shall only be 
carried out in accordance with the approved method statement. 
 
Fencing 
In view of the nature of the development, it is essential that the developer provide (at their own 
expense) and thereafter maintain a substantial, trespass proof fence along the development side of 
the existing boundary fence, to a minimum height of 1.8 metres. The 1.8m fencing should be 
adjacent to the railway boundary and the developer/applicant should make provision for its future 
maintenance and renewal without encroachment upon Network Rail land. Network Rail’s existing 
fencing / wall must not be removed or damaged and at no point either during construction or after 
works are completed on site should the foundations of the fencing or wall or any embankment 
therein, be damaged, undermined or compromised in any way. Any vegetation on Network Rail land 
and within Network Rail’s boundary must also not be disturbed. Any fencing installed by the 
applicant must not prevent Network Rail from maintaining its own fencing/boundary treatment. 
 
Lighting 



 Any lighting associated with the development (including vehicle lights) must not interfere with the 
sighting of signalling apparatus and/or train drivers vision on approaching trains. The location and 
colour of lights must not give rise to the potential for confusion with the signalling arrangements on 
the railway. The developers should obtain Network Rail’s Asset Protection Engineer’s approval of 
their detailed proposals regarding lighting.  
 
 
Noise and Vibration 
The potential for any noise/ vibration impacts caused by the proximity between the proposed 
development and any existing railway must be assessed in the context of the National Planning 
Policy Framework which hold relevant national guidance information. The current level of usage may 
be subject to change at any time without notification including increased frequency of trains, night 
time train running and heavy freight trains. 
 
Landscaping 
Where trees/shrubs are to be planted adjacent to the railway boundary these shrubs should be 
positioned at a minimum distance greater than their predicted mature height from the boundary.  
Certain broad leaf deciduous species should not be planted adjacent to the railway boundary as the 
species will contribute to leaf fall which will have a detrimental effect on the safety and operation of 
the railway. We would wish to be involved in the approval of any landscaping scheme adjacent to 
the railway. Where landscaping is proposed as part of an application adjacent to the railway it will be 
necessary for details of the landscaping to be known and approved to ensure it does not impact 
upon the railway infrastructure. Any hedge planted adjacent to Network Rail’s boundary fencing for 
screening purposes should be so placed that when fully grown it does not damage the fencing or 
provide a means of scaling it.  No hedge should prevent Network Rail from maintaining its boundary 
fencing. Lists of trees that are permitted and those that are not permitted are provided below and 
these should be added to any tree planting conditions:  
 
Permitted: Birch (Betula), Crab Apple (Malus Sylvestris), Field Maple (Acer Campestre), Bird Cherry 
(Prunus Padus), Wild Pear (Pyrs Communis), Fir Trees – Pines (Pinus), Hawthorne (Cretaegus), 
Mountain Ash – Whitebeams (Sorbus), False Acacia (Robinia), Willow Shrubs (Shrubby Salix), Thuja 
Plicatat “Zebrina” 
 
Not Permitted: Alder (Alnus Glutinosa), Aspen – Popular (Populus), Beech (Fagus Sylvatica), Wild 
Cherry (Prunus Avium), Hornbeam (Carpinus Betulus), Small-leaved Lime (Tilia Cordata), Oak 
(Quercus), Willows (Salix Willow), Sycamore – Norway Maple (Acer), Horse Chestnut (Aesculus 
Hippocastanum), Sweet Chestnut (Castanea Sativa), London Plane (Platanus Hispanica). 
 
 
Vehicle Incursion 
Where a proposal calls for hard standing area / parking of vehicles area near the boundary with the 
operational railway, Network Rail would recommend the installation of a highways approved vehicle 
incursion barrier or high kerbs to prevent vehicles accidentally driving or rolling onto the railway or 
damaging lineside fencing. 
 
 
Network Rail strongly recommends the developer contacts 
AngliaASPROLandClearances@networkrail.co.uk prior to any works commencing on site, and also to 
agree an Asset Protection Agreement with us to enable approval of detailed works. More 
information can also be obtained from our website https://www.networkrail.co.uk/running-the-
railway/looking-after-the-railway/asset-protection-and-optimisation/ 

mailto:AngliaASPROLandClearances@networkrail.co.uk
https://www.networkrail.co.uk/running-the-railway/looking-after-the-railway/asset-protection-and-optimisation/
https://www.networkrail.co.uk/running-the-railway/looking-after-the-railway/asset-protection-and-optimisation/


 
Kind Regards, 
 
  Dalia Alghoul  
 Town Planning Technician | Property | Eastern Route One Eversholt Street, London, NW1 
2DN 
 Mobile: 07732641896 
Email: dalia.alghoul@networkrail.co.uk       
 
 

mailto:dalia.alghoul@networkrail.co.uk


From: Medlock Ben <Ben.Medlock@networkrail.co.uk> On Behalf Of Town Planning SE 

Sent: 03 August 2018 10:51 

To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 

Cc: Town Planning SE <TownPlanningSE@networkrail.co.uk> 

Subject: MSDC Planning Consultation Request - DC/18/02146 Land To The North And West Of School 

Road Elmswell Suffolk - Planning Application External / Midsufolk LA / (Anglia) / Deadline 22.6.2018 

complete 

 

Dear Planning, 

 

Thank-you for consulting Network Rail on the above application. Please find our informative 

comments below.  

 

The Developer must ensure that their proposal, both during construction and after completion of 

works on site, does not: 

 

•             encroach onto Network Rail land  

•             affect the safety, operation or integrity of the company’s railway and its infrastructure  

•             undermine its support zone  

•             damage the company’s infrastructure  

•             place additional load on cuttings  

•             adversely affect any railway land or structure  

•             over-sail or encroach upon the air-space of any Network Rail land  

•             cause to obstruct or interfere with any works or proposed works or Network Rail 

development both now and in the future  

 

The developer should comply with the following comments and requirements for the safe operation 

of the railway and the protection of Network Rail's adjoining land.   

 

Future maintenance 

The development must ensure any future maintenance can be conducted solely on the applicant’s 

land. The applicant must ensure that any construction and any subsequent maintenance can be 

carried out to any proposed buildings or structures without adversely affecting the safety of, or 

encroaching upon Network Rail’s adjacent land and air-space, and therefore all/any building should 



be situated at least 2 metres (3m for overhead lines and third rail) from Network Rail’s boundary. 

The reason for the 2m (3m for overhead lines and third rail) stand off requirement is to allow for 

construction and future maintenance of a building and without requirement for access to the 

operational railway environment which may not necessarily be granted or if granted subject to 

railway site safety requirements and special provisions with all associated railway costs charged to 

the applicant. Any less than 2m (3m for overhead lines and third rail) and there is a strong possibility 

that the applicant (and any future resident) will need to utilise Network Rail land and air-space to 

facilitate works. The applicant / resident would need to receive approval for such works from 

Network Rail Asset Protection, the applicant / resident would need to submit the request at least 20 

weeks before any works were due to commence on site and they would be liable for all costs (e.g. all 

possession costs, all site safety costs, all asset protection presence costs). However, Network Rail is 

not required to grant permission for any third party access to its land. No structure/building should 

be built hard-against Network Rail’s boundary as in this case there is an even higher probability of 

access to Network Rail land being required to undertake any construction / maintenance works. 

Equally any structure/building erected hard against the boundary with Network Rail will impact 

adversely upon our maintenance teams’ ability to maintain our boundary fencing and boundary 

treatments. 

 

Drainage 

Storm/surface water must not be discharged onto Network Rail’s property or into Network Rail’s 

culverts or drains except by agreement with Network Rail. Suitable drainage or other works must be 

provided and maintained by the Developer to prevent surface water flows or run-off onto Network 

Rail’s property. Proper provision must be made to accept and continue drainage discharging from 

Network Rail’s property; full details to be submitted for approval to Network Rail Asset Protection. 

Suitable foul drainage must be provided separate from Network Rail’s existing drainage. Soakaways, 

as a means of storm/surface water disposal must not be constructed near/within 10 – 20 metres of 

Network Rail’s boundary or at any point which could adversely affect the stability of Network Rail’s 

property. After the completion and occupation of the development, any new or exacerbated 

problems attributable to the new development shall be investigated and remedied at the applicants’ 

expense. 

 

Plant & Materials 

All operations, including the use of cranes or other mechanical plant working adjacent to Network 

Rail’s property, must at all times be carried out in a “fail safe” manner such that in the event of 

mishandling, collapse or failure, no plant or materials are capable of falling within 3.0m of the 

boundary with Network Rail. 

 

Scaffolding 

Any scaffold which is to be constructed within 10 metres of the railway boundary fence must be 

erected in such a manner that at no time will any poles over-sail the railway and protective netting 

around such scaffold must be installed. The applicant/applicant’s contractor must consider if they 

can undertake the works and associated scaffold/access for working at height within the footprint of 

their property boundary. 



 

Piling 

Where vibro-compaction/displacement piling plant is to be used in development, details of the use 

of such machinery and a method statement should be submitted for approval to Network Rail Asset 

Protection prior to the commencement of works and the works shall only be carried out in 

accordance with the approved method statement. 

 

Fencing 

In view of the nature of the development, it is essential that the developer provide (at their own 

expense) and thereafter maintain a substantial, trespass proof fence along the development side of 

the existing boundary fence, to a minimum height of 1.8 metres. The 1.8m fencing should be 

adjacent to the railway boundary and the developer/applicant should make provision for its future 

maintenance and renewal without encroachment upon Network Rail land. Network Rail’s existing 

fencing / wall must not be removed or damaged and at no point either during construction or after 

works are completed on site should the foundations of the fencing or wall or any embankment 

therein, be damaged, undermined or compromised in any way. Any vegetation on Network Rail land 

and within Network Rail’s boundary must also not be disturbed. Any fencing installed by the 

applicant must not prevent Network Rail from maintaining its own fencing/boundary treatment. 

 

Lighting 

Any lighting associated with the development (including vehicle lights) must not interfere with the 

sighting of signalling apparatus and/or train drivers vision on approaching trains. The location and 

colour of lights must not give rise to the potential for confusion with the signalling arrangements on 

the railway. The developers should obtain Network Rail’s approval of their detailed proposals 

regarding lighting.  

 

 

Noise and Vibration 

The potential for any noise/ vibration impacts caused by the proximity between the proposed 

development and any existing railway must be assessed in the context of the National Planning 

Policy Framework which hold relevant national guidance information. The current level of usage may 

be subject to change at any time without notification including increased frequency of trains, night 

time train running and heavy freight trains. 

 

Vehicle Incursion 

Where a proposal calls for hard standing area / parking of vehicles area near the boundary with the 

operational railway, Network Rail would recommend the installation of a highways approved vehicle 

incursion barrier or high kerbs to prevent vehicles accidentally driving or rolling onto the railway or 

damaging lineside fencing. 



 

 

Network Rail strongly recommends the developer contacts Network Rail Asset Protection London 

South East at AssetProtectionanglia@networkrail.co.uk prior to any works commencing on site, and 

also to agree an Asset Protection Agreement with us to enable approval of detailed works. More 

information can also be obtained from our website at 

https://www.networkrail.co.uk/communities/lineside-neighbours/working-by-the-railway/ 

 

 

 

Benjamin Medlock 

Town Planning Technician, Property MLPM  

1 Eversholt Street, London, NW1 2DN 

M 07710959611 

E ben.medlock@networkrail.co.uk  

 

www.networkrail.co.uk/property 

 



From:planningconsultations
Sent:18 Jun 2018 10:20:34 +0100
To:BMSDC Planning Area Team Yellow
Subject:FW: MSDC Planning Consultation Request - DC/18/02146
Attachments:ufm35.pdf

Our Ref: PC/18/281
 
Your Ref: DC/18/02146
 
F.A.O – Case Officer - Elizabeth Thomas
 
Proposed: Outline Planning Application (Access to be considered) Erection of up to 105
dwellings including car parking, open space provision with associated infrastructure
and vehicular access.
 
Address:  Land To The North And West Of, School Road, Elmswell, Suffolk
 
I acknowledge receipt of your letter dated 18th May 2018 regarding the above.
 
Our records show that we do not have any apparatus located in the proposed development, as this area is 
not covered by Essex & Suffolk Water.
 
 
Should you require any further information, please do not hesitate to contact us.
 
Yours faithfully
 
 
 
Karen Morgan
Administrator
 
T: 01268 664267        E: karen.morgan@nwl.co.uk
 
Essex & Suffolk Water, Sandon Valley House, Canon Barns Road, East Hanningfield, Chelmsford, CM3 
8BD
 
 
 
-----Original Message-----
From: planningyellow@baberghmidsuffolk.gov.uk [mailto:planningyellow@baberghmidsuffolk.gov.uk] 
Sent: 18 May 2018 13:30
To: planningconsultations
Subject: MSDC Planning Consultation Request - DC/18/02146
 
Please find attached planning consultation request letter relating to planning application - DC/18/02146 - 
Land To The North And West Of, School Road, Elmswell, 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 

mailto:planningyellow@baberghmidsuffolk.gov.uk


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.
 
______________________________________________________________________
 
This email has been scanned by the Symantec Email Security.cloud service.
For more information please visit http://www.symanteccloud.com
 
You are reminded that there is no guarantee that the information contained within this e-mail is genuine.   It 
is not possible to verify the original sender of  this e-mail, or to ensure that the information contained 
within has not since been altered.
You are reminded that urgent or sensitive information should not be sent via e-mail, as this is not a secure 
method of delivery.
 
This email and its attachments are intended for the addressee only and may be confidential or privileged.  If 
this email has come to you in error, you should take no action based on it.  Please return it to the sender 
immediately and then delete it.
 
Unless expressly stated, opinions in this message are those of the individual sender and not of 
Northumbrian Water Limited.
 
You should be aware that this email, and any reply to it, may need to be made public under right to know 
legislation, or in connection with litigation. Emails may also be monitored in accordance with our legal 
responsibilities.
 
While Northumbrian Water Limited has scanned this email and its attachments for security threats, 
including computer viruses, we have no liability for any damage which you may sustain as a result of any 
such viruses. You are advised to carry out your own virus checks before opening any attachment.
 
Northumbrian Water Limited, registered in England and Wales number 2366703.
Registered office: Northumbria House, Abbey Road, Pity Me, Durham DH1 5FJ.
 
www.nwl.co.uk

http://www.symanteccloud.com
http://www.nwl.co.uk


From: Ipswich, Planning  
Sent: 16 June 2020 08:23 
To: BMSDC Planning Area Team Yellow  
Subject: RE: DC/18/02146 Land to the North and West of School Road Elmswell -Outline Planning 
 
Good Morning 
 
Thank you for your email. 
 
I have just checked and can see that this application was logged as one that does not meet our 
consultation criteria originally. Unless it now ticks any of the attached criteria, we have no comments. 
 
Thanks 
 
Liam 
 

Liam Robson 
Sustainable Places Planning Advisor – East Anglia Area (East) 
Environment Agency  
 



Development Management Consultation Checklist 

Version 1 

 

 

  1 of 2 

www.gov.uk/environment-agency 

Consulting the Environment Agency 

On Planning Consultations            October 2015 

 

This form is designed to be completed by a Local Planning Authority and sent to the Environment Agency 
with a planning application or pre-application enquiry. The form should be used to explain why we are 
being consulted.  

We will only respond to consultations that fall into one or more of the categories on this form. 

Pre-application and planning application consultations 
Category Description Reason for 

consulting EA 

Cemeteries Development relating to using land as a cemetery, including 
extensions. 

 

Coastal erosion  Development (excluding minor development) located within 
Coastal Change Management Areas, as defined by the LPA. 

 

Environmental 
Impact 
Assessment 
(EIA) 

Development requiring an EIA, including scoping opinions and the 
environmental statement. 

 

Flood risk 

 

Development, other than minor development or as defined in our 
FRSA, which is carried out on land: 

• within Flood Zone 2 or 3, or 

• in an area within Flood Zone 1 which has critical drainage 
problems as notified by the Environment Agency. 

 

Groundwater 
protection  

Potentially contaminating development1 2 located in Source 
Protection Zones. 

 

Hazardous 
waste/Control of 
Major Accident 
Hazard 
Regulations 
(COMAH) Sites  

 

Development: 

• of new establishments, or  

• modifications to existing establishments which could have 
significant repercussions on major accident hazards, or  

• within 250 metres, where the siting or development would 
increase the risk or consequences of a major accident. 

 

Intensive 
farming 

Development of intensive animal farming (such as pig or poultry) 
that may require an Environmental Permit3. 

 

Pollution from 
land 
contamination 

Development on land where a previous use1 of the site may have 
caused contamination. 

 

Mineral 
Extraction 

Development involving or including mineral and mining operations 
and restoration schemes relating to such development. 

 

Oil and fuels Development for the purpose of refining or storing non-domestic 
oils and their by-products. 

 

http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/what-is-meant-by-minor-development-in-relation-to-flood-risk/
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/what-is-meant-by-minor-development-in-relation-to-flood-risk/
https://www.gov.uk/flood-risk-assessment-local-planning-authorities
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/flood-zone-and-flood-risk-tables/table-1-flood-zones/
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/flood-zone-and-flood-risk-tables/table-1-flood-zones/


  

 

  
www.gov.uk/environment-agency 

 

Refuse or waste 

 

Development that includes: 

• the storage or spreading of sludge or slurry, or  

• the storage, transfer, process, treatment and / or use of refuse 
or waste. 

 

Non-mains 
drainage 

Major development proposing to use non-mains foul drainage.  

Works affecting 
a watercourse 

Development involving carrying out works or operations in the bed 
of or within 20 metres (or other distance as advised by your local 
Environment Agency Area Sustainable Places team) of the top of 
the bank of a Main River. 

 

Discharge / 
variations of 
Conditions 

Only consultations where the Environment Agency has requested 
the condition be attached to the planning permission. 

 

Planning 
appeals –  

Only appeals related to an Environment Agency objection or 
recommended condition. 

 

 
 

Endnotes - 
1 - As defined on gov.uk, Land contamination DoE industry Profiles 
2 - This type of development also includes the storage of potentially contaminating substances as defined in DoE 
industry profiles 
3 - An environmental permit is required for the development of or expanding of, an existing facility with more than 750 
sows or 2,000 production pigs over 30kg or 40,000 poultry 

 

http://www.legislation.gov.uk/uksi/2015/595/article/2/made
http://www.claire.co.uk/useful-government-legislation-and-guidance-by-country/76-key-documents/198-doe-industry-profiles


 
 
From: SM-NE-Consultations (NE) <consultations@naturalengland.org.uk>  
Sent: 03 July 2020 09:46 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: DC/18/02146 Consultee Response 
 
Dear Sir or Madam, 
  
Our ref: 321014 
Your ref: DC/18/02146 
  
Thank you for your consultation. 
  
Natural England has previously commented on this proposal and made comments to the authority in 
our letter dated 16 June 2020, our reference 318556.  
  
The advice provided in our previous response applies equally to this resubmission although we made 
no objection to the original proposal. 
  
The proposed amendments to the original application are unlikely to have significantly different 
impacts on the natural environment than the original proposal.   
  
Should the proposal be amended in a way which significantly affects its impact on the natural 
environment then, in accordance with Section 4 of the Natural Environment and Rural Communities 
Act 2006, Natural England should be consulted again.  Before sending us the amended consultation, 
please assess whether the changes proposed will materially affect any of the advice we have 
previously offered.  If they are unlikely to do so, please do not re-consult us. 
  
Yours faithfully,  
  
  
Julian Clarke 
Consultations 
Natural England 
Hornbeam House, Electra Way 
Crewe Business Park 
Crewe, Cheshire CW1 6GJ 
  
tel 0300 060 3900 
email consultations@naturalengland.org.uk 
During the current coronavirus situation, Natural England staff are working remotely to provide our 
services and support our customers and stakeholders. All offices and our Mail Hub are closed, so 
please send any documents by email or contact us by phone or email to let us know how we can 

help you. See the latest news on the coronavirus at http://www.gov.uk/coronavirus and Natural 

England’s regularly updated operational update at 
https://www.gov.uk/government/news/operational-update-covid-19.    
Stay alert, control the virus, save lives. 

mailto:consultations@naturalengland.org.uk
http://www.gov.uk/coronavirus
https://www.gov.uk/government/news/operational-update-covid-19


 
  
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. 
  
In an effort to reduce Natural England's carbon footprint, I will, wherever possible, avoid travelling 
to meetings and attend via audio, video or web conferencing. 
  
Natural England offers two chargeable services - the Discretionary Advice Service, which 
provides pre-application and post-consent advice on planning/licensing proposals to 
developers and consultants, and the Pre-submission Screening Service for European 
Protected Species mitigation licence applications. These services help applicants take 
appropriate account of environmental considerations at an early stage of project development, 
reduce uncertainty, the risk of delay and added cost at a later stage, whilst securing good 
results for the natural environment. 
  
For further information on the Discretionary Advice Service see here  
For further information on the Pre-submission Screening Service see here 
  
  
  
This message has been sent using TLS 1.2  
  
This email and any attachments is intended for the named recipient only. If you have received it in 

error you have no authority to use, disclose, store or copy any of its contents and you should destroy it 

and inform the sender. Whilst this email and associated attachments will have been checked for 

known viruses whilst within the Natural England systems, we can accept no responsibility once it has 

left our systems. Communications on Natural England systems may be monitored and/or recorded to 

secure the effective operation of the system and for other lawful purposes.  
 

http://www.gov.uk/natural-england%0d
https://www.gov.uk/discretionary-advice-service-get-advice-on-planning-proposals-affecting-the-natural-environment-in-england
https://www.gov.uk/pre-submission-screening-service-advice-on-planning-proposals-affecting-protected-species
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Date: 16 June 2020 
Our ref:  318556 
Your ref: DC/18/02146 
  

 
Babergh and Mid Suffolk District Councils 
planningyellow@baberghmidsuffolk.gov.uk 
 
 
BY EMAIL ONLY 
 
 
 
 
 

 
  
 Hornbeam House 

 Crewe Business Park 
 Electra Way 

 Crewe 
 Cheshire 

 CW1 6GJ 

 
 T 0300 060 3900 

  

 
 
Dear Sir or Madam, 
 
Planning consultation: Outline Planning Application (Access to be considered) Erection of 
up to 86 dwellings including car parking, early years provision, open space provision with 
associated infrastructure and vehicular access. 
Location: Land To The North And West Of, School Road, Elmswell, Suffolk  
 
Thank you for your consultation on the above dated and received by Natural England on 02 June 
2020. 
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the 
natural environment is conserved, enhanced, and managed for the benefit of  present and future 
generations, thereby contributing to sustainable development.    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Sites of Special Scientific Interest Impact Risk Zones 
The Town and Country Planning (Development Management Procedure) (England) Order 2015 
requires local planning authorities to consult Natural England on “Development in or likely to affect a 
Site of Special Scientific Interest” (Schedule 4, w). Our SSSI Impact Risk Zones are a GIS dataset 
designed to be used during the planning application validation process to help local planning 
authorities decide when to consult Natural England on developments likely to affect a SSSI. T he 
dataset and user guidance can be accessed from the data.gov.uk website 
 
Further general advice on the consideration of protected species and other natural environment 
issues is provided at Annex A. 
 
We would be happy to comment further should the need arise but if in the meantime you have any 

SUMMARY OF NATURAL ENGLAND’S ADVICE 
 
NO OBJECTION 
 
Based on the plans submitted, Natural England considers that the proposed development will not 
have significant adverse impacts on statutorily protected nature conservation sites or landscapes. 
 
Natural England’s generic advice on other natural environment issues is set out at Annex A. 
 

mailto:planningyellow@baberghmidsuffolk.gov.uk
https://naturalengland-defra.opendata.arcgis.com/datasets/sssi-impact-risk-zones-england?geometry=-32.18%2C48.014%2C27.849%2C57.298
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queries please do not hesitate to contact us.  
 
For any queries regarding this letter, for new consultations, or to provide further information on this 
consultation please send your correspondences to consultations@naturalengland.org.uk. 
 
Yours faithfully, 
 
 
 
Dawn Kinrade 
Consultations Team 
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Annex - Generic advice on natural environment impacts and opportunities  

 
Sites of Special Scientific Interest (SSSIs) 

Local authorities have responsibilities for the conservation of SSSIs under s28G of the Wildlife & 

Countryside Act 1981 (as amended). The National Planning Policy Framework (paragraph 175c) states 

that development likely to have an adverse effect on SSSIs should not normally be permitted.  Natural 

England’s SSSI Impact Risk Zones are a GIS dataset designed to be used during the planning 

application validation process to help local planning authorities decide when to consult Natural England 

on developments likely to affect a SSSI. The dataset and user guidance can be accessed from the 

Natural England Open Data Geoportal. Our initial screening indicates that one or more Impact Risk 
Zones have been triggered by the proposed development, indicating that impacts to SSSIs are possible 

and further assessment is required. You should request sufficient information from the developer to 

assess the impacts likely to arise and consider any mitigation measures that may be necessary.   

 

Biodiversity duty 

Your authority has a duty to have regard to conserving biodiversity as part of your decision making.  

Conserving biodiversity can also include restoration or enhancement to a population or habitat. Further 
information is available here. 

 

Protected Species 

Natural England has produced standing advice1 to help planning authorities understand the impact of 

particular developments on protected species. We advise you to refer to this advice. Natural England will 

only provide bespoke advice on protected species where they form part of a SSSI or in exceptional 

circumstances. 
 

Local sites and priority habitats and species 

You should consider the impacts of the proposed development on any local wildlife or geodiversity sites, 

in line with paragraphs 171 and174 of the NPPF and any relevant development plan policy. There may 

also be opportunities to enhance local sites and improve their connectivity. Natural England does not 

hold locally specific information on local sites and recommends further information is obtained from 

appropriate bodies such as the local records centre, wildlife trust, geoconservation groups or recording 

societies. 
 

Priority habitats  and Species are of particular importance for nature conservation and included in the 

England Biodiversity List published under section 41 of the Natural Environment and Rural Communities 

Act 2006. Most priority habitats will be mapped either as Sites of Special Scientific Interest, on the Magic 

website or as Local Wildlife Sites. The list of priority habitats and species can be found here2.  Natural 

England does not routinely hold species data, such data should be collected when impacts on priority 

habitats or species are considered likely. Consideration should also be given to the potential 
environmental value of brownfield sites, often found in urban areas and former industrial land, further 

information including links to the open mosaic habitats inventory can be found here. 

 

Ancient woodland, ancient and veteran trees 

You should consider any impacts on ancient woodland and ancient and veteran trees in line with 

paragraph 175 of the NPPF. Natural England maintains the Ancient Woodland Inventory which can help 

identify ancient woodland. Natural England and the Forestry Commission have produced standing 

advice for planning authorities in relation to ancient woodland and ancient and veteran trees. It should 
be taken into account by planning authorities when determining relevant planning applications.  Natural 

England will only provide bespoke advice on ancient woodland, ancient and veteran trees where they 

form part of a SSSI or in exceptional circumstances. 

                                              
1 https://www.gov.uk/protected-species-and-sites-how-to-review-planning-proposals  
2http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiver
sity/protectandmanage/habsandspeciesimportance.aspx  

http://www.legislation.gov.uk/ukpga/1981/69/section/28G
http://www.legislation.gov.uk/ukpga/1981/69/section/28G
https://naturalengland-defra.opendata.arcgis.com/datasets/sssi-impact-risk-zones-england
http://www.legislation.gov.uk/ukpga/2006/16/section/40
https://www.gov.uk/guidance/biodiversity-duty-public-authority-duty-to-have-regard-to-conserving-biodiversity
https://www.gov.uk/guidance/protected-species-and-sites-how-to-review-planning-proposals
http://jncc.defra.gov.uk/page-5705
https://www.buglife.org.uk/brownfield-hub
http://publications.naturalengland.org.uk/map?category=552039
https://www.gov.uk/guidance/ancient-woodland-and-veteran-trees-protection-surveys-licences
https://www.gov.uk/guidance/ancient-woodland-and-veteran-trees-protection-surveys-licences
https://www.gov.uk/protected-species-and-sites-how-to-review-planning-proposals
http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiversity/protectandmanage/habsandspeciesimportance.aspx
http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiversity/protectandmanage/habsandspeciesimportance.aspx
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Protected landscapes 

For developments within or within the setting of a National Park or Area or Outstanding Natural Beauty 

(AONB), we advise you to apply national and local policies, together with local landscape expertise and 

information to determine the proposal. The National Planning Policy Framework (NPPF) (paragraph 172) 

provides the highest status of protection for the landscape and scenic beauty of National Parks and 

AONBs. It also sets out a ’major developments test’ to determine whether major developments should 
be exceptionally be permitted within the designated landscape. We advise you to consult the relevant 

AONB Partnership or Conservation Board or relevant National Park landscape or other advisor who will 

have local knowledge and information to assist in the determination of the proposal. The statutory 

management plan and any local landscape character assessments may also provide valuable  

information. 

 

Public bodies have a duty to have regard to the statutory purposes of designation in carrying out their 
functions (under (section 11 A(2) of the National Parks and Access to the Countryside Act 1949 (as 

amended) for National Parks and S85 of the Countryside and Rights of Way Act, 2000 for AONBs). The 

Planning Practice Guidance confirms that this duty also applies to proposals outside the designated area 

but impacting on its natural beauty.  

 

Heritage Coasts are protected under paragraph 173 of the NPPF. Development should be consistent the 

special character of Heritage Coasts and the importance of its conservation.  

 
Landscape 

Paragraph 170 of the NPPF highlights the need to protect and enhance valued landscapes through the 

planning system. This application may present opportunities to protect and enhance locally valued 

landscapes, including any local landscape designations. You may want to consider whether any local 

landscape features or characteristics (such as ponds, woodland or dry stone walls) could be 

incorporated into the development in order to respect and enhance local landscape character and 

distinctiveness, in line with any local landscape character assessments. Where the impacts of 
development are likely to be significant, a Landscape & Visual Impact Assessment should be provided 

with the proposal to inform decision making. We refer you to the Landscape Institute Guidelines for 

Landscape and Visual Impact Assessment for further guidance. 

 

Best and most versatile agricultural land and soils  

Local planning authorities are responsible for ensuring that they have sufficient detailed agricultural land 

classification (ALC) information to apply NPPF policies (Paragraphs 170 and 171). This is the case 

regardless of whether the proposed development is sufficiently large to consult Natural England. Further 
information is contained in GOV.UK guidance. Agricultural Land Classification information is available on 

the Magic website on the Data.Gov.uk website. If you consider the proposal has significant implications 

for further loss of ‘best and most versatile’ agricultural land, we would be pleased to discuss the matter 

further.  

 

Guidance on soil protection is available in the Defra Construction Code of Practice for the Sustainable 

Use of Soils on Construction Sites, and we recommend its use in the design and construction of 
development, including any planning conditions. Should the development proceed, we advise that the 

developer uses an appropriately experienced soil specialist to advise on, and supervise soil handling, 

including identifying when soils are dry enough to be handled and how to make the best use of soils o n 

site.  

 

Access and Recreation 

Natural England encourages any proposal to incorporate measures to help improve people’s access to 

the natural environment. Measures such as reinstating existing footpaths together with the creation of 
new footpaths and bridleways should be considered. Links to other green networks and, where 

appropriate, urban fringe areas should also be explored to help promote the creation of wider green 

https://www.landscapeinstitute.org/technical/glvia3-panel/
https://www.gov.uk/government/publications/agricultural-land-assess-proposals-for-development/guide-to-assessing-development-proposals-on-agricultural-land
http://magic.defra.gov.uk/
https://data.gov.uk/data/search?q=Agricultural+Land+Classification
http://www.defra.gov.uk/publications/files/pb13298-code-of-practice-090910.pdf
http://www.defra.gov.uk/publications/files/pb13298-code-of-practice-090910.pdf
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infrastructure. Relevant aspects of local authority green infrastructure strategies should be delivered 

where appropriate.  

 

Rights of Way, Access land, Coastal access and National Trails 

Paragraphs 98 and 170 of the NPPF highlights the important of public rights of way and access.  

Development should consider potential impacts on access land, common land, rights of way, coastal 

access routes and coastal margin in the vicinity of the development and the scope to mitigate any 
adverse impacts. Consideration should also be given to the potential impacts on any nearby National 

Trails, including the England Coast Path. The National Trails website www.nationaltrail.co.uk provides 

information including contact details for the National Trail Officer.  

Environmental enhancement 

Development provides opportunities to secure net gains for biodiversity and wider environmental gains, 

as outlined in the NPPF (paragraphs 8, 72, 102, 118, 170, 171, 174 and 175). We advise you to follow 

the mitigation hierarchy as set out in paragraph 175 of the NPPF and firstly consider what existing 
environmental features on and around the site can be retained or enhanced or what  new features could 

be incorporated into the development proposal. Where onsite measures are not possible, you should 

consider off site measures. Opportunities for enhancement might include:  

 Providing a new footpath through the new development to link into existing rights of way. 

 Restoring a neglected hedgerow. 

 Creating a new pond as an attractive feature on the site. 

 Planting trees characteristic to the local area to make a positive contribution to the local landscape.  

 Using native plants in landscaping schemes for better nectar and seed sources for bees and birds. 

 Incorporating swift boxes or bat boxes into the design of new buildings.  

 Designing lighting to encourage wildlife. 

 Adding a green roof to new buildings. 
 

You could also consider how the proposed development can contribute to the wider environment and 

help implement elements of any Landscape, Green Infrastructure or Biodiversity Strategy in place in 

your area. For example: 

 Links to existing greenspace and/or opportunities to enhance and improve access. 

 Identifying opportunities for new greenspace and managing existing (and new) public spaces to be 
more wildlife friendly (e.g. by sowing wild flower strips) 

 Planting additional street trees.  

 Identifying any improvements to the existing public right of way network or using the opportunity of 

new development to extend the network to create missing links. 

Restoring neglected environmental features (e.g. coppicing a prominent hedge that is in poor 
condition or clearing away an eyesore). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.nationaltrail.co.uk/


Subject:FW: DC/18/02146 Consultation response FAO Elizabeth Thomas
Attachments:DC1703853 250 dwellings Elmswell

From: Consultations (NE) [mailto:consultations@naturalengland.org.uk] 
Sent: 23 May 2018 14:52
To: BMSDC Planning Area Team Yellow
Subject: DC/18/02146 Consultation response FAO Elizabeth Thomas

 

Dear Elizabeth,

 

Our ref: 247455

Your ref: DC/18/02146

 

Thank you for your consultation.

 

Natural England has previously commented on this proposal and made comments to the authority in our 
letter dated 05 October 2017 (copy attached – reference 225479)

 

The advice provided in our previous response applies equally to this proposal although we made no 
objection to the original proposal.

 

The proposed amendments to the original application are unlikely to have significantly different impacts 
on the natural environment than the original proposal.  

 

Should the proposal be amended in a way which significantly affects its impact on the natural 
environment then, in accordance with Section 4 of the Natural Environment and Rural Communities Act 
2006, Natural England should be consulted again.  Before sending us the amended consultation, please 
assess whether the changes proposed will materially affect any of the advice we have previously 
offered.  If they are unlikely to do so, please do not re-consult us.

Yours sincerely



 

Jacqui Salt

Natural England

Consultation Service

Hornbeam House

Crewe Business Park

Electra Way,

Crewe

Cheshire, CW1 6GJ

 

Enquiries line: 0300 060 3900

Email:  consultations@naturalengland.org.uk

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.

 

In an effort to reduce Natural England's carbon footprint, I will, wherever possible, avoid travelling to 
meetings and attend via audio, video or web conferencing.

 

Natural England offers two chargeable services - the Discretionary Advice Service, which provides pre-
application and post-consent advice on planning/licensing proposals to developers and consultants, 
and the Pre-submission Screening Service for European Protected Species mitigation licence 
applications. These services help applicants take appropriate account of environmental considerations 
at an early stage of project development, reduce uncertainty, the risk of delay and added cost at a 
later stage, whilst securing good results for the natural environment.

 

mailto:consultations@naturalengland.org.uk
http://www.gov.uk/natural-england


 

 

 

 
John Pateman-Gee 
Planning Department 
Babergh and Mid Suffolk District Council 
Endeavour House 
8 Russell Road 
Ipswich, IP1 2BX 
 
 
17th July 2020 
 
Dear John, 
 
RE: DC/18/02146 - Outline Planning Application (Access to be considered).  Erection of up to 86 
dwellings including car parking, early years provision, open space provision with associated 
infrastructure and vehicular access. Highways improvements of road widening and cycle/footpath 
link.  Land To The North And West Of School Road, Elmswell 
 
Thank you for sending us details of this application, we wish to make a holding objection for the 
following reasons: 
 
We note that the surveys within the ecological survey report accompanying this application (Cotswold 
Wildlife Surveys, March 2017) are dated March 2017.  According to published CIEEM guidelines1, the 
surveys are out of date.  An update should therefore be undertaken in order to ensure that the 
determination of this application is based on up to date information. 
 
Until the surveys have been updated, then there is insufficient ecological information to determine 
this application and so we make a holding objection. 
 
Please do not hesitate to contact us should you require anything further. 
 
Yours sincerely 
 
 
Jacob Devenney 
Planning and Biodiversity Adviser 
 
 
 
 
 
 

 
1 CIEEM, 2019. Advice Note on the Lifespan of Ecological Reports and Surveys. https://cieem.net/wp-
content/uploads/2019/04/Advice-Note.pdf 

https://cieem.net/wp-content/uploads/2019/04/Advice-Note.pdf
https://cieem.net/wp-content/uploads/2019/04/Advice-Note.pdf


Your Ref:DC/18/02146
Our Ref: SCC/CON/2606/20
Date: 10 July 2020

Endeavour House, 8 Russell Road, Ipswich, Suffolk. IP 1 2BX
www,suffolk.gov.uk

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: John Pateman-Gee

Dear John,

TOWN AND COUNTRY PLANNING ACT 1990
CONSULTATION RETURN: DC/18/02146
PROPOSAL: Outline Planning Application (Access to be considered) Erection of up to 86 dwellings

including car parking, early years provision, open space provision with associated

infrastructure and vehicular access. Highways improvements of road widening and cycle/footpath link.

Reason(s) for re-consultation: Further documents received 24.06.2020

LOCATION: Land To The North And West Of,  School Road, Elmswell,  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 original Transport Assessment (TA) document supporting this application assessed the junctions
within Elmswell and the only junction that was highlighted as a concern was School Road/ Church Road
junction as the junction exceeds operational capacity in the AM peak hour with the traffic from both this
development and the cumulative developments.  The modelling shows there will be queueing of
approximately 18 car lengths on the School Road arm. It could be considered that this is unlikely to
occur as in reality, drivers will find an alternative route rather than queuing. However, the residents of
School road route to the A14 would be through this junction so unlikely to travel around the village to get
to their destination. Therefore, the junction requires some form of mitigation, so it operates within
capacity in the future year. The latest Technical Note, dated June 2020, considered other options for
mitigation here:
 Widening of Church Road/School Road junction - The widening of the junction would accommodate

the safe movement of HGVs here but would not improve capacity for School Road arm and queuing
would remain

 Mini-Roundabout Junction - This option would improve the capacity of the junction but there is
insufficient inter-visibility between School Road and Church Road to the east.

Originally, the proposed mitigation for this junction was to introduce traffic signals. However, although
SCC has concerns on the deliverability of the signals, full a topographical survey and detailed design
could eliminate some of the main points such as levels and location of statutory undertaker’s plant.



Therefore, we recommend that signals are considered for this junction to mitigate the harm from this
site, improve pedestrian facilities and help deliverability of the wider planned growth in the area. If after
further detailed investigation, signals are not an option for this junction, we can then considered other
mitigation measures that improves the capacity and reduce the affect from this site.

Cycle link between Elmswell and Woolpit
To enable the promotion of sustainable transport and give priority to pedestrian and cycle movements,
the applicant is proposing dedication of land for an off-route shared cycleway to the north of the church
to help deliver the link between the villages.  The exact route to be agreed with the highway and
planning authority, taking into account topography of the land and heritage concerns.  

From the above, we consider that the proposal for additional 86 dwellings would not create severe
impact on the highway as
• appropriate opportunities to promote sustainable transport modes can be supported, giving safe and
suitable access to the site for all users’ as outlined in paragraph 108 and
• development should only be prevented or refused on highways grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative impacts on the road network would
be severe’ as paragraph 109 of the NPPF.

CONDITIONS

Should the Local Planning Authority (LPA) be minded to grant planning approval the Highway Authority
in Suffolk would recommend they include the following conditions and obligations:

Highway Mitigation Condition - detailed design of the mitigation measures on School Road/Church Road
junction are to be submitted and approved by the LPA, in consultation with the local highway authority.
The approved scheme shall be laid out, constructed and made functionally available for use prior to first
occupation and thereafter retained in the approved form for the lifetime of the development.
Reason:  To ensure that suitable highway improvements and mitigation measures are provided.

Footway / Cycleway Condition: The footway/cycleway to be provided in it's entirety before the
development is brought into use prior to first occupation as indicated in Figure 5.1 of the Technical Note
04 dated June 2020.
Reason:  To ensure that suitable footways are provided to access the application site and to connect the
sites with public rights of way and footway network.

Visibility Condition: Before the access into the site is first used, visibility splays shall be provided with an
X dimension of 2.4 and a Y dimension of 70m 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.

Estate Roads Details Condition: Prior to commencement of any works, (save for site clearance and
technical investigations) details of the estate roads and footpaths, (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.

Estate Roads construction Condition: No dwelling shall be occupied until the carriageways and footways
serving that dwelling have been constructed to at least Binder course level or better in accordance with
the approved details except with the written agreement of the Local Planning Authority in consultation
with Local Highway Authority.
Reason: To ensure that satisfactory access is provided for the safety of residents and the public.

Parking Condition: Before the development is commenced details of the areas to be provided for the
manoeuvring and parking of vehicles including electric vehicle charging units 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.

Bin Condition: Before the development is commenced details of the areas to be provided for storage
and presentation 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.

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.

S106 CONTRIBUTIONS

Pedestrian/Cycle link
Dedication of the land as highway for the section of the cycle link between Elmswell and Woolpit (as
shown on Figure 5.1 of the Technical Note 04 dated June 2020) is to be secured prior to
commencement of the works. Confirmation is required that this dedication will not involve any
compensation payable by SCC to the owners, as this link directly benefits the development.

Travel Plan
The following requirements of the Travel Plan should be secured by Section 106 obligations or planning
conditions to ensure it is implemented over the required timescale: Implementation of the Framework
Travel Plan (when approved)
• Appointing and providing the contact details of the Travel Plan Coordinator to the Highway Authority
 • Submission, approval and full implementation of a Full Travel Plan at 75% occupation of the dwellings 
• Monitoring the Travel Plan for a minimum of five years, or one year after occupation of the final
dwelling, whichever is longest
• Securing and implementing remedial Travel Plan measures if the vehicular reduction targets are not
achieved, or if the trip rate in the Transport Assessment is exceeded when the site is occupied. All the
contributions and obligations have taken into account CIL regulation 122 and are:
• 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 Full wording for the proposed
Section 106 obligations can be supplied at a later date if planning permission is granted.

Public Transport

If the applicant does not include the bus stops improvements as part of the s278 works, total
infrastructure contributions would be £15000. This will include shelters and raised bus stop kerbs.



Public Rights of Way

Public Rights of Way PROW are important for sustainable transport links, recreation, encouraging
healthy lifestyles, supporting the local economy and promoting local tourism. They provide opportunities
for residents to access the local countryside, and local towns for shopping, education, employment etc,
without adding to the already heavily congested road network. The protection and enhancement of
PROW directly contributes towards achieving this, and the importance of both these goals. The
proposed development will have a direct impact on the local public rights of way (PROW) network. The
anticipated increased use of the PROW network of as a result of the development will require the
following improvement works:
Elmswell Public Footpath 14, west of the development site. The offsite improvement works by converting
footpath 14 to bridleway with design, legal orders and compensation, resurfacing and widening total
£20,000 contribution.

Yours sincerely,

Samantha Harvey
Senior Development Management Engineer
Growth, Highways and Infrastructure



Your Ref:DC/18/02146
Our Ref: SCC/CON/2198/20
Date: 8 June 2020

Endeavour House, 8 Russell Road, Ipswich, Suffolk. IP 1 2BX
www,suffolk.gov.uk

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: John Pateman-Gee

Dear John,

TOWN AND COUNTRY PLANNING ACT 1990
CONSULTATION RETURN: DC/18/02146
PROPOSAL: Outline Planning Application (Access to be considered) Erection of up to 86 dwellings

including car parking, early years provision, open space provision with associated infrastructure and

vehicular access

LOCATION: Land To The North And West Of School Road Elmswell Suffolk IP30 9EN

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 maximum 85%ile speed recorded on School Road adjacent to the site is 33mph and the

required visibility for the access on the highway can be met.
 The trip rates in the Transport Assessment (TA) for the proposed scheme are suitable for this

location. The TA indicates all the junctions will operate within capacity except School Road/Church
Road junction where this site and committed developments show queuing and traffic congestion on
the School Road arm of the junction during the peak periods. The maximum calculated RFC is 1.05
(1 being at capacity) and the queue lengths are 18 (calculated delay of approx 2.5 minutes). The
main concern would be safe routes for the pedestrian/cyclist and driver frustration. There are
alternative routes from the proposed development and it could be considered that many drivers will
chose these routes to avoid queuing on School Road. Pedestrian and cyclists would benefit from
improved facilities at this junction such as wider footways and dropped crossings. Traffic signals
would improve the capacity at this junction.

 Suffolk County Council and Sustrans are working together to deliver this cycle route between
between Woolpit and Elmswell. This will be in included in the developing Local Transport Plan which
has local support but the concept is still in draft. The red line plan shows the area of land set aside
previously secured by Sustrans for this link. It is necessary for new and existing residents of
Elmswell to gain safe sustainable access to school and the health centre in Woolpit. Also, it will
provide safe route for residents in Woolpit to access Elmswell train station. This scheme will be a
sustainable solution as outlined in the NPPF and Mid Suffolk Core Strategies S03 and S06.



 We are still of the opinion that there is still an outstanding issue with the capacity of the A1088/A14
junction and remains un-evidenced, The junction is likely to function within capacity for the ‘with
development’ scenario, but potentially not the ‘with cumulative development’ scenario.

 We recommend the development includes improvements to the bus stops on School Road as part of
the highway works for the access. This will improve sustainable access for new residents of the site.

 There have been 2 injury accidents on the area; both at School Lane/Station Road junction where
both were contributed to driver error therefore, there are no existing road safety concerns.

 There are a number comments regarding the proposed Travel Plan but the primary concern is there
must be a commitment to engage with the Travel Plan Coordinators responsible for implementing
other Travel Plans in the area to help mitigate the cumulative highway impact generated by all
developments and potentially secure additional sustainable transport measures. A revised Travel
Plan or Technical Note that fully takes into account the comments raised must be submitted prior to
the determination of this application.

From the above, we consider that the proposal for additional 86 dwellings would not create severe
impact on the highway as
 appropriate opportunities to promote sustainable transport modes can be supported, giving safe and

suitable access to the site for all users’ as outlined in paragraph 108 and
 development should only be prevented or refused on highways grounds if there would be an

unacceptable impact on highway safety, or the residual cumulative impacts on the road network
would be severe’ as paragraph 109 of the NPPF.

CONDITIONS
Should the Planning Authority be minded to grant planning approval the Highway Authority in Suffolk
would recommend they include the following conditions and obligations:

V 1 - Condition: Before the access into the site is first used, visibility splays shall be provided with an X
dimension of 2.4 and a Y dimension of 70m 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.

ER 1 - Condition: Prior to commencement of any works, (save for site clearance and technical
investigations) details of the estate roads and footpaths, (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.

ER 2 - Condition: No dwelling shall be occupied until the carriageways and footways serving that
dwelling have been constructed to at least Binder course level or better in accordance with the approved
details except with the written agreement of the Local Planning Authority in consultation with Local
Highway Authority.
Reason: To ensure that satisfactory access is provided for the safety of residents and the public.

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 units
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
and presentation 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.

CONTRIBUTIONS

Travel Plan

The following requirements of the Travel Plan should be secured by Section 106 obligations or planning
conditions to ensure it is implemented over the required timescale:
Implementation of the Framework Travel Plan (when approved)
 Appointing and providing the contact details of the Travel Plan Coordinator to the Highway Authority
 Submission, approval and full implementation of a Full Travel Plan at 75% occupation of the

dwellings
 Monitoring the Travel Plan for a minimum of five years, or one year after occupation of the final

dwelling, whichever is longest
 Securing and implementing remedial Travel Plan measures if the vehicular reduction targets are not

achieved, or if the trip rate in the Transport Assessment is exceeded when the site is occupied.
All the contributions and obligations have taken into account CIL regulation 122 and are:
 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
Full wording for the proposed Section 106 obligations can be supplied at a later date if planning
permission is granted.



Public Transport
If the applicant does not include the bus stops improvements as part of the s278 works, total
infrastructure contributions would be £15000.  This will include shelters and raised bus stop kerbs.

Public Rights of Way
PROW are important for sustainable transport links, recreation, encouraging healthy lifestyles,
supporting the local economy and promoting local tourism. They provide opportunities for residents to
access the local countryside, and local towns for shopping, education, employment etc, without adding
to the already heavily congested road network. The protection and enhancement of PROW directly
contributes towards achieving this, and the importance of both these goals.  The proposed development
will have a direct impact on the local public rights of way (PROW) network. The anticipated increased
use of the PROW network of as a result of the development will require the following improvement
works:
Elmswell Public Footpath 14, west of the development site. The offsite improvement works by converting
footpath 14 to bridleway with design, legal orders and compensation,resurfacing and widening total
£20,000 contribution.

CYCLE LINK
As previously mentioned, there is a desire to create a safe cycle link between Elmswell and Woopit
villages. By requesting contributions from developments, this will enable their plans for sustainable
access to come to fruition. To construct the cycle link between Elmswell and Woolpit, SCC has
estimated the design and construction will be approximately £850/dwelling. Therefore, we would be
seeking a contribution of £73,100 for the scheme.

Yours sincerely,

Samantha Harvey
Senior Development Management Engineer
Growth, Highways and Infrastructure



From: Goy, Jarrod  
Sent: 02 June 2020 15:44 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Cc: growthandplanning  
Subject: DC/18/02146 Consultation Response 
 

Dear Sir/Madam 
 
Thank you for your consultation on the above planning application. 
 
We have reviewed the information provided and note this is notification of amended 
drawings. After reviewing the details of the amendments, the amended drawings are 
unlikely to have any adverse impact on the Strategic Road Network, consequently 
are previous formal response to the proposed development of No Objection, 
remains unchanged. 
 
Regards 
 
 
JARROD GOY 
Spatial Planning 
Highways England | Woodlands | Manton Lane | Bedford | MK41 7LW 
 



From: Sam Harvey <Sam.Harvey@suffolk.gov.uk>  
Sent: 13 September 2019 13:43 
To: John Pateman-Gee <John.pateman-Gee@baberghmidsuffolk.gov.uk> 
Subject: DC/18/02146 School Road, Elmswell 
 
Dear John 
 
Following on from or response on this application, please find following further comments regarding 
the School Road/Church Road junction. 
 
The trip rates in the Transport Assessment (TA) for the proposed scheme are suitable for this 
location. The TA indicates all the junctions will operate within capacity except School Road/Church 
Road junction where this site and committed developments show queuing and traffic congestion on 
the School Road arm of the junction during the peak periods.  The maximum calculated RFC is 1.05 
(1 being at capacity) and the queue lengths are 18 (calculated delay of approx 2.5 minutes).  The 
main concern would be safe routes for the pedestrian/cyclist and driver frustration. There are 
alternative routes from the proposed development and it could be considered that many drivers will 
chose these routes to avoid queuing on School Road. Pedestrian and cyclists would benefit from 
improved facilities at this junction such as wider footways and dropped crossings.   
 
Traffic signals would improve the capacity at this junction but we do not consider the congestion at 
this location severe. 

Kindest regards  

Samantha Harvey 
Senior Development Management Engineer 
Growth, Highways and Infrastructure  
Suffolk County Council 
Endeavour House, 8 Russell Road, Ipswich, Suffolk 
IP1 2BX 
 
 

mailto:Sam.Harvey@suffolk.gov.uk
mailto:John.pateman-Gee@baberghmidsuffolk.gov.uk


Your Ref:DC/18/02146
Our Ref: SCC/CON/2054/19
Date: 29 May 2019

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

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: John Pateman-Gee

Dear John 

TOWN AND COUNTRY PLANNING ACT 1990
CONSULTATION RETURN:

DC/18/02146

PROPOSAL: Outline Planning Application (Access to be considered) Erection of up to 105

dwellings including car parking, open space provision with associated infrastructure

and vehicular access

LOCATION: Land to the North & west of School Road Elmswell Suffolk

Notice is hereby given that the County Council as Highway Authority have no more comments following
our previous response on this application.

Yours sincerely,

Samantha Harvey
Senior Development Management Engineer
Growth, Highways and Infrastructure



Your Ref:DC/18/02146
Our Ref: SCC/CON/4087/18
Date: 25 October 2018

Endeavour House, 8 Russell Road, Ipswich, Suffolk. IP 1 2BX
www,suffolk.gov.uk

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: Elizabeth Thomas

Dear Elizabeth

TOWN AND COUNTRY PLANNING ACT 1990
CONSULTATION RETURN:

PROPOSAL: Outline Planning Application (Access to be considered) Erection of up to 105

dwellings including car parking, open space provision with associated infrastructure

and vehicular access.

LOCATION: Land to the North and West of School Road Elmswell Bury St. Edmunds

Notice is hereby given that the County Council as the local highway authority does not object to the
proposal subject to the imposition of the conditions shown below on any permission to be granted and
the completion of a S106 planning obligation to its satisfaction:

COMMENTS

 The maximum 85%ile speed recorded on School Road adjacent to the site is 33mph and the
required visibility for the access on the highway can be met.

 SCC to consider it necessary to create a footway/cycle link between Woolpit and Elmswell. This
scheme will be a sustainable solution as outlined in the NPPF and Mid Suffolk Core Strategies S03
and S06.  The proposed footway improves access for cyclists and pedestrians will bring this bring
part of this scheme to fruition.

 The impact of the development has been shown to be negligible, with all junctions forecast to
operate below operational capacity in the future year with development scenario except for Church
Road/School road junction. Therefore the proposed mitigation is to introduce traffic signals on this
junction. If not introduced, the queues on School Road could lead to frustration and drivers taking
risks therefore, an unsafe situation. However, SCC has concerns on the deliverability and practicality
of the proposed layout;
 There is reverse curve designed on the northern approach from Church Road into School

Road is not on the vehicle desire line meaning it’s likely the centre line may be ignored by



drivers turning left into School Road  so potential to colliding with southbound
vehicles/cyclists waiting at the traffic signals.

 the junction has no speed limit (derestricted) and speeds of approaching vehicles are likely to
be in the region of 50mph.

 the signals add little contribution to pedestrian safety. although there is a crossing phase
included in the signals, the crossing point is not on the pedestrian desire line.

 existing statutory undertakers' plant within the footway will need major diversions due to
carriageway widening for the signal installation

 the site topography hasn't been taken into account (high banks and narrow footways) and
land ownership/highway boundary concerns within junction

 the private access within the junction is not under signal control.

 We are still of the opinion that there is still an outstanding issue with the capacity of the A1088/A14
junction and remains un-evidenced, The junction is likely to function within capacity for the ‘with
development’ scenario, but potentially not the ‘with cumulative development’ scenario.

 There have been 2 injury accidents on the area; both at School Lane/Station Road junction where
both were contributed to driver error therefore, there are no existing road safety concerns.

 There are a number comments regarding the proposed Travel Plan but the primary concern is there
must be a commitment to engage with the Travel Plan Coordinators responsible for implementing
other Travel Plans in the area to help mitigate the cumulative highway impact generated by all
developments and potentially secure additional sustainable transport measures. A revised Travel
Plan or Technical Note that fully takes into account the comments raised must be submitted prior to
the determination of this application. (see email from SCC Travel Plan Officer).

Taking all the above into account,  we would recommend that permission for the application is refused
unless the above points can be addressed.

CONDITIONS

Should the Planning Authority be minded to grant planning approval the Highway Authority in Suffolk
would recommend they include the following conditions and obligations:

Condition: Before the development is commenced, details of the traffic signals, estate roads and
footpaths, (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.

Condition: No dwelling shall be occupied until the carriageways and footways serving that dwelling have
been constructed to at least Binder course level or better in accordance with the approved details except
with the written agreement of the Local Planning Authority.
Reason: To ensure that satisfactory access is provided for the safety of residents and the public.

Condition: Before the access is first used visibility splays shall be provided on Drawing Number
A13438-001 with an X dimension of 2.4m and a Y dimension of 70m 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.

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 and to ensure that the development makes adequate provision for electric vehicle



charging points to encourage the use of electric vehicles in accordance with paragraph 3.4.2 of the
Suffolk Guidance for Parking and the National Planning Policy Framework.

Condition: All HGV traffic movements to and from the site over the duration of the construction period
shall be subject to a Deliveries Management Plan which shall be submitted to the planning authority for
approval a minimum of 28 days before any deliveries of materials commence.
No HGV movements shall be permitted to and from the site other than in accordance with the routes
defined in the Plan.The site operator shall 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:  To reduce and / or remove as far as is reasonably possible the effects of HGV

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.

Condition: Within one month of the first occupation of any dwelling, the occupiers of each of the
dwellings shall be provided with a Residents Travel Pack (RTP).  Not less than 3 months prior to the first
occupation of any dwelling, the contents of the RTP shall be submitted to and approved in writing by the
Local Planning Authority in consultation with the Highway Authority and shall include walking, cycling
and bus maps, latest relevant bus and rail timetable information, car sharing information, personalised
travel planning and a multi-modal travel voucher.
Reason: In the interests of sustainable development as set out in the NPPF, and policies SO3 and S06
of the Mid Suffolk Core Strategy Development Plan Document (2008) and Core Strategy Focused
Review (2012)

S106 CONTRIBUTIONS

The following requirements of the Travel Plan should be secured by Section 106 obligations or planning
conditions to ensure it is implemented over the required timescale:

Implementation of the Framework Travel Plan (when approved)
 Appointing and providing the contact details of the Travel Plan Coordinator to the Highway Authority
 Submission, approval and full implementation of a Full Travel Plan at 75% occupation of the

dwellings
 Monitoring the Travel Plan for a minimum of five years, or one year after occupation of the final

dwelling, whichever is longest
 Securing and implementing remedial Travel Plan measures if the vehicular reduction targets are not

achieved, or if the trip rate in the Transport Assessment is exceeded when the site is occupied

All the contributions and obligations have taken into account CIL regulation 122 and are:
 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

Full wording for the proposed Section 106 obligations can be supplied at a later date if planning
permission is granted.

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 

 

 

 
 
 

Dear Elizabeth  
 
TOWN AND COUNTRY PLANNING ACT 1990 

CONSULTATION RETURN DC/18/02146 

 
PROPOSAL:  Outline Planning Application (Access to be considered) Erection of up to 

105 dwellings including car parking, open space provision with associated 

infrastructure and vehicular access. 

LOCATION:  Land at, School Road, Elmswell, Bury St Edmunds, Suffolk 

  

Notice is hereby given that the County Council as Highway Authority make the following  
comments: 
 

• On reviewing the modelling information provided, we have concerns regarding the figures given. 
The measurements are incorrect and justification for some figures for the building of the model 
were not given. 

• Church Road/School Road junction measurements given for the traffic signal model is incorrect 
and there are major concerns on the design issued such as insufficient footway widths available 
at the crossing point and insufficient visibility for signal heads.  

• The Travel Plan Officer has express concerns on the Travel Plan and Transport Assessment 
where the trip rates applied do not reflect the development’s rural location. The TRICS identified 
in the assessment gives underestimated and optimistic trip rate results therefore, not a true 
reflection of future movement patterns/numbers or how the residents of the development will 
travel. We consider the information given are showing misleading results. 

• Other concerns are that the Travel Plan does not include information on how pupils are traveling 
to the catchment high school and many more issues and the resident travel packs do not 
contain a multi-modal vouchers to encourage the residents to use the existing rail and bus 
services, or consider cycling.  

 
With the identification of significant errors in the data and underestimated trip rates, we are unable 
determine at this stage what the true impacts of the development are in highway terms therefore we 
recommend refusal on this application.  

Your Ref: DC/18/02146 
Our Ref: 570\CON\2082\18 

Date: 16th July 2018 

The Planning Officer 
Mid Suffolk District Council 
1st Floor, Endeavour House 
8 Russell Road 
Ipswich 
Suffolk 
IP1 2BX 

 
For the Attention of: Elizabeth Thomas 

All planning enquiries should be sent to the Local Planning Authority. 
Email: planning@baberghmidsuffolk.gov.uk 



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

 

Yours faithfully, 

 

Sam Harvey 
Senior Development Management Engineer 
Strategic Development  



From: GHI Floods Planning <floods.planning@suffolk.gov.uk>  
Sent: 07 October 2020 14:14 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Cc: John Pateman-Gee <John.pateman-Gee@baberghmidsuffolk.gov.uk> 
Subject: 2020-10-07 JS Reply Land To The North And West Of, School Road, Elmswell Ref 
DC/18/02146 
 
Dear John Pateman-Gee, 
 
Subject: Land To The North And West Of, School Road, Elmswell Ref DC/18/02146 
 
Suffolk County Council, Flood and Water Management have reviewed application ref DC/18/02146 
 
The following submitted documents have been reviewed and we recommend approval of this 
application subject to conditions: 
 

• Flood Risk Assessment & Drainage Strategy Ref BM11245/FINAL v5.0 
• Illustrated Master Plan Ref BMD.16.037.DR.P104 
• Letter from Wardell Armstrong Ref CH/AN/BM11245/002 11th July 2018 
• Letter from James Bailey Planning Ref 20.018 

 
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. Further 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 the implementation, maintenance and management of the strategy for 
the disposal of surface water on the site;  

h. 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 
i. 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-
and-flood-risk/construction-surface-water-management-plan/  
 
 

2. Within 28 days of completion of the last dwelling, details of all Sustainable Urban Drainage 
System components and piped networks shall be submitted, in an agreed 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 that the Sustainable Drainage System has been implemented as permitted and 
that 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 
district 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 

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


Flood & Water Engineer 
Suffolk County Council 
Growth, Highway & Infrastructure 
Endeavour House, 8 Russell Rd, Ipswich , Suffolk IP1 2BX 
 



 
 
From: GHI Floods Planning <floods.planning@suffolk.gov.uk>  
Sent: 03 July 2020 12:33 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Cc: John Pateman-Gee <John.pateman-Gee@baberghmidsuffolk.gov.uk> 
Subject: 2020-07-03 JS Reply Land To The North And West Of, School Road, Elmswell Ref 
DC/18/02146 
 
Dear John Pateman-Gee, 
 
Subject: Land To The North And West Of, School Road, Elmswell, Ref DC/18/02146 
 
Suffolk County Council, Flood and Water Management have reviewed application ref DC/18/02146 
 
The following submitted documents have been reviewed and we recommend maintaining our 
holding objection at this time: 
 

• Flood Risk Assessment & Drainage Strategy Ref BM11245/FINAL v2.0 
• Illustrated Master Plan Ref BMD.16.037.DR.P104 Rev C 
• Letter from Wardell Armstrong Ref CH/AN/BM11245/002 11th July 2018 

 
**No further information has been received to enable us to remove our holding objection of the 9th 
June 2020.** 
 
Kind Regards 
 
Jason Skilton 
Flood & Water Engineer 
Suffolk County Council 
Growth, Highway & Infrastructure 
Endeavour House, 8 Russell Rd, Ipswich , Suffolk IP1 2BX 
 
**Note I am remote working for the time being** 
 
-----Original Message----- 
From: planningyellow@baberghmidsuffolk.gov.uk <planningyellow@baberghmidsuffolk.gov.uk>  
Sent: 29 June 2020 15:48 
To: GHI Floods Planning <floods.planning@suffolk.gov.uk> 
Subject: MSDC Planning Re-consultation Request - DC/18/02146 
 
Please find attached planning re-consultation request letter relating to planning application - 
DC/18/02146 - Land To The North And West Of, School Road, Elmswell, 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 

mailto:planningyellow@baberghmidsuffolk.gov.uk
mailto:planningyellow@baberghmidsuffolk.gov.uk
mailto:floods.planning@suffolk.gov.uk


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. 
For more information on how we do this and your rights in regards to your personal information and 
how to access it, visit our website. 
 



 
 
From: GHI Floods Planning <floods.planning@suffolk.gov.uk>  
Sent: 08 June 2020 14:39 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Cc: John Pateman-Gee <John.pateman-Gee@baberghmidsuffolk.gov.uk> 
Subject: 2020-06-08 JS Reply Land To The North And West Of, School Road, Elmswell, Ref 
DC/18/02146 
 
Dear John Pateman-Gee, 
 
Subject: Land To The North And West Of, School Road, Elmswell, Ref DC/18/02146 
 
Suffolk County Council, Flood and Water Management have reviewed application ref DC/18/02146 
 
The following submitted documents have been reviewed and we recommend a holding objection at 
this time: 
 

• Flood Risk Assessment & Drainage Strategy Ref BM11245/FINAL v2.0  

• Illustrated Master Plan Ref BMD.16.037.DR.P104  

• Letter from Wardell Armstrong Ref CH/AN/BM11245/002 11th July 2018 
 
The reason why we are recommending a holding objection is because the proposals is to reduce the 
number of permitted dwellings, therefore this affected the proposed surface water drainage 
strategy  for the site. The strategy also needs to be update inline with change to national and local 
policy/guidance. 
 
Recent engagement between the developers, Local Planning Authorities and Suffolk County Council 
as Lead Local Flood Authority (LLFA) has identified the need for additional guidance and clarification 
in relation to outline applications. The issue is that approval of indicative dwelling numbers at 
outline stage can conflict with the space required to deliver Sustainable Drainage Systems (SuDS) 
compliant with National & Local Policy. This has led to applicants having to undertake additional 
work on sites that have already been granted outline planning approval, leading to delays and 
additional expense. 
 
The points below detail the action required in order to overcome our current objection:- 
 

1. Update the flood risk assessment and drainage strategy to take account of changes to 
national and local policy/guidance. 

2. Submit a revised surface water drainage strategy taking into account the reduction of 
dwelling 

3. Demonstrate that the proposed development can  now utilise an above ground open SuDS 
system 

a. See attached. 
 
Kind Regards 
 
Jason Skilton 
Flood & Water Engineer 
Suffolk County Council 
Growth, Highway & Infrastructure 



Endeavour House, 8 Russell Rd, Ipswich , Suffolk IP1 2BX 
 
**Note I am remote working for the time being** 
 

SCC SuDs Interim 

Guidance Final.pdf
 



From:RM Floods Planning
Sent:30 Jul 2018 10:45:27 +0100
To:BMSDC Planning Area Team Yellow
Cc:Elizabeth Thomas
Subject:2018-07-30 JS Reply Land To The North And West Of, School Road, Elmswell, Suffolk Ref 
DC/18/02146

Dear Elizabeth Thomas,

 

Subject: Land To The North And West Of, School Road, Elmswell, Suffolk Ref DC/18/02146

 

Suffolk County Council, Flood and Water Management have reviewed application ref DC/18/02146.

 

We have reviewed the following submitted documents and we recommend approval of this application 
subject to conditions:

 

 Flood Risk Assessment & Drainage Strategy Ref BM11245/FINAL v2.0
 Illustrated Master Plan Ref BMD.16.037.DR.P104
 Letter from Wardell Armstrong Ref CH/AN/BM11245/002 11th July 2018

 

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.            If the use of infiltration is not possible then modelling shall be submitted to 
demonstrate that the surface water runoff will be restricted to 5.9 l/s for all events up 
to the critical 1 in 100 year rainfall events including climate change as specified in the 
FRA;

c.             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;



d.            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;

e.            Topographical plans depicting all exceedance flowpaths 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;

 

2.            The scheme shall be fully implemented as approved.

 

Reason: To prevent flooding by ensuring the satisfactory storage and disposal of surface water 
from the site for the lifetime of the development. 

 

3.            Concurrent with the first reserved matters application(s) details of the implementation, 
maintenance and management of the surface water drainage scheme shall be submitted to and 
approved in writing by the local planning authority. The strategy shall be implemented and 
thereafter managed and maintained in accordance with the approved details.

 

Reason: To ensure clear arrangements are in place for ongoing operation and maintenance of 
the disposal of surface water drainage.

 

4.            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.

 



5.            No development shall commence until 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: 

a.            Method statements, scaled and dimensioned plans and drawings detailing surface 
water management proposals to include :-

i.              Temporary drainage systems

ii.             Measures for managing pollution / water quality and protecting controlled 
waters and watercourses 

iii.            Measures for managing any on or offsite flood risk associated with construction

 

Reason: To ensure the development does not cause increased flood risk, or pollution of 
watercourses in line with the River Basin Management Plan

 

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 2003

•             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

 

Kind Regards

Jason Skilton

Flood & Water Engineer, Flood & Water Management



Growth, Highways and Infrastructure

Suffolk County Council

Endeavour House, 8 Russell Rd, Ipswich, Suffolk IP1 2BX

Telephone: 01473 260411

Email: jason.skilton@suffolk.gov.uk

Website: www.suffolk.gov.uk

 

-----Original Message-----
From: planningyellow@baberghmidsuffolk.gov.uk <planningyellow@baberghmidsuffolk.gov.uk> 
Sent: 27 July 2018 13:54
To: RM Floods Planning <floods.planning@suffolk.gov.uk>
Subject: MSDC Planning Re-consultation Request - DC/18/02146

 

Please find attached planning re-consultation request letter relating to planning application - 
DC/18/02146 - Land To The North And West Of, School Road, Elmswell, 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. 

 



From:RM Floods Planning
Sent:29 May 2018 13:22:37 +0100
To:BMSDC Planning Area Team Yellow
Cc:Elizabeth Thomas
Subject:2018-05-16 JS reply Land To The North And West Of, School Road, Elmswell Ref DC/18/02146

Dear Elizabeth Thomas,

 

Subject: Land To The North And West Of, School Road, Elmswell Ref DC/18/02146

 

Suffolk County Council, Flood and Water Management have reviewed application ref DC/18/02146

 

The following submitted documents have been reviewed and we recommend a holding objection at this 
time:

 

 Flood Risk Assessment & Drainage Strategy Ref BM11245/FINAL v2.0
 Illustrated Master Plan Ref BMD.16.037.DR.P104

 

The reason why we are recommending a holding objection is because whilst the applicant has supplied 
all the necessary documents and information, we believe that the proposed onsite storage volume is to 
low for the 3.49ha developed are using the max discharge rate of 5.9l/s. Based on the site developed 
area and using he max discharge rate of 5.9l/s we estimate the storage volume to be between 2865m3 
and 3711m3.

 

The point below detail the action required in order to overcome our current objection:-

 

1. Submit revised hydraulic calculations showing total site shortage volume based on a max 
discharge from the site of 5.9l/s

 

Kind Regards



Jason Skilton

Flood & Water Engineer, Flood & Water Management

Growth, Highways and Infrastructure

Suffolk County Council

Endeavour House, 8 Russell Rd, Ipswich, Suffolk IP1 2BX

Telephone: 01473 260411

Email: jason.skilton@suffolk.gov.uk

Website: www.suffolk.gov.uk

 

-----Original Message-----
From: planningyellow@baberghmidsuffolk.gov.uk <planningyellow@baberghmidsuffolk.gov.uk> 
Sent: 18 May 2018 13:29
To: RM Floods Planning <floods.planning@suffolk.gov.uk>
Subject: MSDC Planning Consultation Request - DC/18/02146

 

Please find attached planning consultation request letter relating to planning application - DC/18/02146 
- Land To The North And West Of, School Road, Elmswell, 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.
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BMSDC Planning Area Team Yellow

From: Peter Freer
Sent: 03 July 2020 12:22
To: BMSDC Planning Area Team Yellow
Cc: GHI Floods Planning; Sam Harvey
Subject: FW: Elmswell – land to the north & west of School Road - DC/18/02146 - 00042050
Attachments: Elmswell, Land To  the north ad west of School Road June 2020.pdf

FAO John Pateman-Gee 
 
Dear John, 
 
I refer to the planning application reconsultation for the above scheme in Mid Suffolk. Suffolk 
County Council has previously provided a substantive consultation response by way of letter 
dated 05 June 2020 and the contribution requirements are still valid (see attached). 
 
In observation, I could not locate figure 5.1 in technical Note 04 as referred to in the agents 
covering letter (June 2020) on your webpage which will be of interest to the County Council - "The 
potential for the creation of an additional new footpath / cycleway to the north of the Almshouses 
to allow cyclists to avoid the Church Road / School Road junction (see Fig 5.1 in Technical Note 
04)." 
 
I have copied SCC Floods and Highways team into this letter who will contact you separately if 
they have additional comments. 
 
Kind regards, 
 
Peter   
 
 
Peter Freer MSc MRTPI 
Senior Planning and Infrastructure Officer 
Planning Section 
Growth, Highways and Infrastructure  
Suffolk County Council | 5th Floor | Endeavour House | 8 Russell Road | Ipswich | IP1 2BX 
 
01473 264801  
    07704017985 
peter.freer@suffolk.gov.uk 
 www.suffolk.gov.uk 
 
 
 

From: Peter Freer  
Sent: 05 June 2020 10:30 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Cc: Infrastructure Team (Babergh Mid Suffolk) <Infrastructure@baberghmidsuffolk.gov.uk>; Planning Contributions 
Mailbox <planningcontributions.admin@suffolk.gov.uk>; Carol Barber (CYP) <Carol.Barber2@suffolk.gov.uk>; Sam 
Harvey <Sam.Harvey@suffolk.gov.uk> 
Subject: RE: Elmswell – land to the north & west of School Road - DC/18/02146 - 00042050 
 
FAO John Pateman-Gee 



2

 
Dear John, 
 
Please find attached Suffolk County Council’s updated response to the above planning application 
re-consultation. 
 
Kind regards, 
 
Peter   
 
Peter Freer MSc MRTPI 
Senior Planning and Infrastructure Officer 
Planning Section 
Strategic Development – Resource Management 
Suffolk County Council | 5th Floor | Endeavour House | 8 Russell Road | Ipswich | IP1 2BX 
 
01473 264801 
peter.freer@suffolk.gov.uk 
 www.suffolk.gov.uk 
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Your ref: DC/18/02146 

Our ref: 42050 

Date:  05 June 2020 

Enquiries to: Peter Freer 

Tel: 01473 264801  

Email: peter.freer@suffolk.gov.uk  
 

 
 

By e-mail only:  

planningyellow@baberghmidsuffolk.gov.uk 

 

FAO John Pateman-Gee 
 

Dear John, 
 
Re:  Land To The North And West Of, School Road, Elmswell, Suffolk 
 
I refer to the above application re-consultation for the Outline Planning Application 
(Access to be considered) Erection of up to 86 dwellings including car parking, 

early years provision, open space provision with associated infrastructure and 

vehicular access.  This letter replaces my letter sent on 17th January 2020. 

 

Summary Table – CIL contributions  
The table below would form the basis of a future bid to the District Council for CIL 

funds if planning permission was granted and implemented.  This will be reviewed on 
receipt of a reserved matters application consultation.   
 

Service 
Requirement 

Contribution per dwelling Capital Contribution 

Education – 
Secondary  

£3,701.53 £318,332.00 

Education – Sixth 
Form  

£793.19 £68,214.00 

Libraries  £216.00 £18,576.00 

Waste  £110.00 £9,460.00 

Total £4,820.72 £414,582.00 

 
Summary Table – S106 contributions 

The table below should be secured by a planning obligation if planning permission is to 
be granted.  Justification is identified in the proceeding sections of this letter.  

 
Service 
Requirement 

Contribution per dwelling Capital Contribution 

Education – New 
Primary School 

£4,618.55 £397,195.00 

New Early Years 
Setting 

£1,824.28 £156,888.00 

Secondary School 
Transport 
contribution 

£980.81 
£84,350.00 

Total £7,423.64 £638,433.00 

http://www.suffolk.gov.uk/
mailto:peter.freer@suffolk.gov.uk
mailto:planningyellow@baberghmidsuffolk.gov.uk
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Paragraph 56 of the National Planning Policy Framework (NPPF) 2019 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’).   

 

The details of specific contribution requirements related to the proposed 

scheme are set out below: 

 

http://www.suffolk.gov.uk/
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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;’ 

 
The Department for Education (DfE) publication ‘Securing developer 
contributions for education’ (November 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”. 
 
In paragraph 15 of the DfE guidance it says, ‘We advise that you base the 

assumed cost of mainstream school places on national average costs published 

in the DfE school place scorecards. This allows you to differentiate between the 

average per pupil costs of a new school, permanent expansion or temporary 

expansion, ensuring developer contributions are fairly and reasonably related in 

scale and kind to the development. You should adjust the national average to 

reflect the costs in your region, using BCIS location factors. We recommend the 

use of index linking when developer contributions are discussed at planning 

application stage and in planning obligations, so that contributions are adjusted 

for inflation at the point they are negotiated and when payment is due’. 

The most recent scorecard is 2018 and the national average new build cost per 
pupil for primary schools is £19,611. The most recent (March 2019) BCIS 
location factor for the East of England, which includes Suffolk, is 100. When 
applied to the national new build cost (£19,611 x 1.00) produces a total of 
£19,611 per pupil for new build primary schools. 
 
The national average school expansion build cost per pupil for secondary 
schools is £22,738. The most recent (March 2019) BCIS location factor for the 
East of England, which includes Suffolk, is 100. When applied to the national 
expansion build cost (£22,738 x 1.00) produces a total of £22,738 per pupil for 

http://www.suffolk.gov.uk/


4 Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX 

www.suffolk.gov.uk 

 

permanent expansion of secondary schools. The DfE guidance in paragraph 16 
says, ‘further education places provided within secondary school sixth forms will 
cost broadly the same as a secondary school place’. 
 

SCC anticipates the following minimum pupil yields from the proposal, namely: 

 

School level Minimum pupil 
yield: 

Required: Cost per place £ 
(2020/21): 

Primary school 
age range, 5-

11: 

19 19 19,611 

High school 

age range, 11-
16: 

14 14 22,738 

Sixth school 
age range, 
16+: 

3 3 22,738 

    
    

Total education CIL contributions:  £386,546.00 

Total education S106 contributions:  £397,195.001 
 
 

The local catchment schools are Elmswell County Primary School, Thurston 

Community College, and Ixworth Free School. 

 
Secondary School 

At the secondary school level the current forecasts indicate that there will be no 

surplus places available to accommodate all of the secondary age pupils arising 

from this scheme when consideration is given to developments in the 

catchments. 
 

At present we would therefore expect to apply for CIL funding to provide 

secondary school places for the pupils generated through expansion of the 

catchment school as per the above table.  

 

SCC require secondary school transport S106 contributions as the development is 
over 3 miles walking distance to Thurston Community College. This is an 

additional cost to SCC as the development is not located within statutory walking 
distance of a Secondary School and SCC will have responsibilities to provide ‘free’ 
home to school transport for secondary pupils on an ongoing basis for the life of 

the development. 
 
Our approach to school transport cost is directly related to the number of children 

likely to be living in the dwellings and is set out in the final section on page 2 of the 

 
1 Includes £1,294 per pupil place for proportionate land contribution. 

http://www.suffolk.gov.uk/
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“update on developer contribution costs for early years and education”, published 

on the SCC Developers Guide to Infrastructure Contributions in Suffolk webpage. 
On average the current cost (May 2020) of transporting a school pupil from home 
to school is £6.34 per day (return) or £1,205 per annum. The calculation of school 

transport contributions is based on 190 days per year over 5 years for secondary 
school pupils. 

 
14 secondary-age pupils are forecast to arise from the proposed development.  
Developer contributions are sought to fund school transport provision for a 

minimum of five years for secondary-age pupils.  Therefore, contributions of 
£1,205 x 14 pupils x 5 years = £84,350, increased by the RPI.  Contribution held 

for a minimum period of 10 years from date of the final dwelling occupation.  The 
contribution will be used for secondary school transport costs.   
 
The securing of a School Transport Contribution by the approaches as set out 
above have been confirmed in appeal decisions, as a matter of principle, to be 
compliant with Regulation 122 of the CIL Regulations. Decision examples include 

(Planning Inspectorate 7 digit case reference numbers): 3179674, 3161733, 
3182192, and 3173352.  
 

Primary School 

 

The existing primary school strategy is to expand Elmswell Primary School by 

105 places from its existing capacity of 315-places to 420-places. However, 

from a pupil place planning perspective, this expansion project will not deal with 

pupils arising from this proposed development as 444 dwellings have already 

been granted planning permission beyond the capacity of the school 
(4911/16, 3469/16, 4909/16, and 0210/17).  

 

Therefore due to the scale, location, and distribution of housing growth in the 

locality, the emerging strategy to deliver a sustainable approach for primary 

school provision is based on: 

 

a) The current Elmswell primary school is forecast to be at capacity taking 
into account pupils arising from basic need and those arising from 

schemes that have already secured with planning permission. The 

school cannot expand any further than 420 places.   

b) Based on developer-led growth and the emerging joint Local Plan 

proposed sites in Woolpit and Elmswell, a site of a minimum size of 2.2 

hectares is in the process of being secured on Woolpit application 

DC/18/04247/emerging Joint Local Plan allocation LA095.  A new 

cycleway/footway is proposed to provide a safe route to the school and 
this development is delivering a stretch along School Road. 

c) Section 106 developer funds will be sought to pay for the new primary 

school. This is on the basis that the Mid Suffolk Position Statement 

which sets out what the Council will spend its CIL money on, does not 

include funding for new primary schools.   

 

http://www.suffolk.gov.uk/
https://www.suffolk.gov.uk/assets/planning-waste-and-environment/planning-and-development-advice/S106-Planning-Obligations/Developers-Guide-updated-early-years-education-costs-May-2020.pdf
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The County Council will require proportionate developer contributions for land 

and build costs for a new school from this proposed development, which will 

need to be secured by way of a planning obligation. A proportionate developer 

contribution towards land costs based on the 19 primary age pupils forecast to 

arise from the proposed development is calculated as follows: 

 

Assuming the cost of the site for the new primary school, based on a maximum 
cost of £100,000 per acre (£247,100 per hectare), is £543,620 for a 2.2 hectare 

site and equates to £1,294 per pupil place. For the proposed development, this 

equates to a proportionate land contribution of 19 places x £1,294 per place = 

£24,586. 

 

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. This new challenge has increased the assumptions on the overall 

need for full-time equivalent (FTE) places. 
 

The November 2019 DfE guidance2 states that “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”. 

 

This proposed development is in the Elmswell & Norton ward, where there is an 
existing deficit of places.  There is already an extension planned at Little Elms pre-

school which currently offers 45 places (located on the primary school site) and is 

over subscribed.  This expansion, from a place planning perspective, has been 

factored into ensuring there are enough places to support previously commenced 

development.   The second pre-school setting in the Elmswell ward is Street Farm 

pre-school on Station Road (north of the railway line) which offers 18 places, is 

oversubscribed and cannot expand any further.   
 

The early years strategy is to deliver a new setting in Elmswell and it is very 

pleasing to see the application description has been amended to include a new 

early years setting on this site.  A site area of 915.2m2 is required to deliver the 

new early years setting to be secured by a land transfer. 

 

It is proposed that freehold is secured within the planning obligation for a flat, fully-

serviced and free of contamination site to be transferred to SCC for £1 – the exact 
location to be identified at the reserved matters stage after consideration has been 

given to any constraints. Land to be used for early years purposes and transferred 

 
2 Securing developer contributions for education  

http://www.suffolk.gov.uk/
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/843957/Developer_Contributions_Guidance_update_Nov2019.pdf
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to SCC prior to first dwelling occupation. 

 

To mitigate the impact of the 8 places required from this proposed development 

will require a contribution as set out in the following table: 

 

     

 Minimum number of 

eligible children: Required: 

Cost per 

place £ 
(2020/2021): 

Pre-School age 

range, 2-4: 
8 8 19,611 

    

    

Pre-school S106 contributions:  £156,888.00 

 

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 

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.  
 

 Refer to responses from Sam Harvey of Transport Strategy, Strategic 

Development, SCC.   

 

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 

http://www.suffolk.gov.uk/assets/suffolk.gov.uk/Environment%20and%20Transpo

rt/Planning/2014-11-27%20Suffolk%20Guidance%20for%20Parking.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 the established methodology, the capital contribution towards libraries 

http://www.suffolk.gov.uk/
http://www.suffolk.gov.uk/assets/suffolk.gov.uk/Environment%20and%20Transport/Planning/2014-11-27%20Suffolk%20Guidance%20for%20Parking.pdf
http://www.suffolk.gov.uk/assets/suffolk.gov.uk/Environment%20and%20Transport/Planning/2014-11-27%20Suffolk%20Guidance%20for%20Parking.pdf
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arising sought from this scheme is stated below and would be spent at the 

local catchment library and allows for improvements and enhancements to be 
made to library services and facilities, and outreach activity. 
 

Libraries CIL 

contribution: 

£18,576.00 

 
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 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. 

 
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 CIL Contribution: £9,460.00 
 

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 district 

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 
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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 fire-
fighting.  The provision of any necessary fire hydrants will need to be covered by 
appropriate planning conditions. 

 
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. 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]. 
 
11. 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 
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faster broadband. 
 

12. Legal costs. SCC will require an undertaking for the reimbursement of its own 
legal costs, whether or not the matter proceeds to completion. 

 

13. Monitoring fee. The new CIL Regs allow for the charging of monitoring fees. In 
this respect the county council charges £412 for each trigger point in a planning 

obligation, payable on completion of the deed. 
 

14. Time  Limits. The above information is time-limited for 6 months only from the 
date of this letter. 

 
This development will mitigate its impact by contributing via both s106 and CIL as per 
the summary tables on page 1.  Site-specific matters identified by SCC services 
directly will also need to be secured by way of a planning obligation or planning 
conditions.  
 
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 & Infrastructure Directorate – Strategic Development 
 
cc BMSDC CIL Infrastructure Team 
 SCC, Developer Contributions 
 SCC, Sam Harvey 
 SCC, Carol Barber 
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Your ref: DC/18/02146 

Our ref: 42050 

Date:  05 June 2020 

Enquiries to: Peter Freer 

Tel: 01473 264801  

Email: peter.freer@suffolk.gov.uk  
 

 
 

By e-mail only:  

planningyellow@baberghmidsuffolk.gov.uk 

 

FAO John Pateman-Gee 
 

Dear John, 
 
Re:  Land To The North And West Of, School Road, Elmswell, Suffolk 
 
I refer to the above application re-consultation for the Outline Planning Application 
(Access to be considered) Erection of up to 86 dwellings including car parking, 

early years provision, open space provision with associated infrastructure and 

vehicular access.  This letter replaces my letter sent on 17th January 2020. 

 

Summary Table – CIL contributions  
The table below would form the basis of a future bid to the District Council for CIL 

funds if planning permission was granted and implemented.  This will be reviewed on 
receipt of a reserved matters application consultation.   
 

Service 
Requirement 

Contribution per dwelling Capital Contribution 

Education – 
Secondary  

£3,701.53 £318,332.00 

Education – Sixth 
Form  

£793.19 £68,214.00 

Libraries  £216.00 £18,576.00 

Waste  £110.00 £9,460.00 

Total £4,820.72 £414,582.00 

 
Summary Table – S106 contributions 

The table below should be secured by a planning obligation if planning permission is to 
be granted.  Justification is identified in the proceeding sections of this letter.  

 
Service 
Requirement 

Contribution per dwelling Capital Contribution 

Education – New 
Primary School 

£4,618.55 £397,195.00 

New Early Years 
Setting 

£1,824.28 £156,888.00 

Secondary School 
Transport 
contribution 

£980.81 
£84,350.00 

Total £7,423.64 £638,433.00 
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Paragraph 56 of the National Planning Policy Framework (NPPF) 2019 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’).   

 

The details of specific contribution requirements related to the proposed 

scheme are set out below: 

 

http://www.suffolk.gov.uk/


3 Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX 

www.suffolk.gov.uk 

 

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;’ 

 
The Department for Education (DfE) publication ‘Securing developer 
contributions for education’ (November 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”. 
 
In paragraph 15 of the DfE guidance it says, ‘We advise that you base the 

assumed cost of mainstream school places on national average costs published 

in the DfE school place scorecards. This allows you to differentiate between the 

average per pupil costs of a new school, permanent expansion or temporary 

expansion, ensuring developer contributions are fairly and reasonably related in 

scale and kind to the development. You should adjust the national average to 

reflect the costs in your region, using BCIS location factors. We recommend the 

use of index linking when developer contributions are discussed at planning 

application stage and in planning obligations, so that contributions are adjusted 

for inflation at the point they are negotiated and when payment is due’. 

The most recent scorecard is 2018 and the national average new build cost per 
pupil for primary schools is £19,611. The most recent (March 2019) BCIS 
location factor for the East of England, which includes Suffolk, is 100. When 
applied to the national new build cost (£19,611 x 1.00) produces a total of 
£19,611 per pupil for new build primary schools. 
 
The national average school expansion build cost per pupil for secondary 
schools is £22,738. The most recent (March 2019) BCIS location factor for the 
East of England, which includes Suffolk, is 100. When applied to the national 
expansion build cost (£22,738 x 1.00) produces a total of £22,738 per pupil for 
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permanent expansion of secondary schools. The DfE guidance in paragraph 16 
says, ‘further education places provided within secondary school sixth forms will 
cost broadly the same as a secondary school place’. 
 

SCC anticipates the following minimum pupil yields from the proposal, namely: 

 

School level Minimum pupil 
yield: 

Required: Cost per place £ 
(2020/21): 

Primary school 
age range, 5-

11: 

19 19 19,611 

High school 

age range, 11-
16: 

14 14 22,738 

Sixth school 
age range, 
16+: 

3 3 22,738 

    
    

Total education CIL contributions:  £386,546.00 

Total education S106 contributions:  £397,195.001 
 
 

The local catchment schools are Elmswell County Primary School, Thurston 

Community College, and Ixworth Free School. 

 
Secondary School 

At the secondary school level the current forecasts indicate that there will be no 

surplus places available to accommodate all of the secondary age pupils arising 

from this scheme when consideration is given to developments in the 

catchments. 
 

At present we would therefore expect to apply for CIL funding to provide 

secondary school places for the pupils generated through expansion of the 

catchment school as per the above table.  

 

SCC require secondary school transport S106 contributions as the development is 
over 3 miles walking distance to Thurston Community College. This is an 

additional cost to SCC as the development is not located within statutory walking 
distance of a Secondary School and SCC will have responsibilities to provide ‘free’ 
home to school transport for secondary pupils on an ongoing basis for the life of 

the development. 
 
Our approach to school transport cost is directly related to the number of children 

likely to be living in the dwellings and is set out in the final section on page 2 of the 

 
1 Includes £1,294 per pupil place for proportionate land contribution. 
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“update on developer contribution costs for early years and education”, published 

on the SCC Developers Guide to Infrastructure Contributions in Suffolk webpage. 
On average the current cost (May 2020) of transporting a school pupil from home 
to school is £6.34 per day (return) or £1,205 per annum. The calculation of school 

transport contributions is based on 190 days per year over 5 years for secondary 
school pupils. 

 
14 secondary-age pupils are forecast to arise from the proposed development.  
Developer contributions are sought to fund school transport provision for a 

minimum of five years for secondary-age pupils.  Therefore, contributions of 
£1,205 x 14 pupils x 5 years = £84,350, increased by the RPI.  Contribution held 

for a minimum period of 10 years from date of the final dwelling occupation.  The 
contribution will be used for secondary school transport costs.   
 
The securing of a School Transport Contribution by the approaches as set out 
above have been confirmed in appeal decisions, as a matter of principle, to be 
compliant with Regulation 122 of the CIL Regulations. Decision examples include 

(Planning Inspectorate 7 digit case reference numbers): 3179674, 3161733, 
3182192, and 3173352.  
 

Primary School 

 

The existing primary school strategy is to expand Elmswell Primary School by 

105 places from its existing capacity of 315-places to 420-places. However, 

from a pupil place planning perspective, this expansion project will not deal with 

pupils arising from this proposed development as 444 dwellings have already 

been granted planning permission beyond the capacity of the school 
(4911/16, 3469/16, 4909/16, and 0210/17).  

 

Therefore due to the scale, location, and distribution of housing growth in the 

locality, the emerging strategy to deliver a sustainable approach for primary 

school provision is based on: 

 

a) The current Elmswell primary school is forecast to be at capacity taking 
into account pupils arising from basic need and those arising from 

schemes that have already secured with planning permission. The 

school cannot expand any further than 420 places.   

b) Based on developer-led growth and the emerging joint Local Plan 

proposed sites in Woolpit and Elmswell, a site of a minimum size of 2.2 

hectares is in the process of being secured on Woolpit application 

DC/18/04247/emerging Joint Local Plan allocation LA095.  A new 

cycleway/footway is proposed to provide a safe route to the school and 
this development is delivering a stretch along School Road. 

c) Section 106 developer funds will be sought to pay for the new primary 

school. This is on the basis that the Mid Suffolk Position Statement 

which sets out what the Council will spend its CIL money on, does not 

include funding for new primary schools.   
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The County Council will require proportionate developer contributions for land 

and build costs for a new school from this proposed development, which will 

need to be secured by way of a planning obligation. A proportionate developer 

contribution towards land costs based on the 19 primary age pupils forecast to 

arise from the proposed development is calculated as follows: 

 

Assuming the cost of the site for the new primary school, based on a maximum 
cost of £100,000 per acre (£247,100 per hectare), is £543,620 for a 2.2 hectare 

site and equates to £1,294 per pupil place. For the proposed development, this 

equates to a proportionate land contribution of 19 places x £1,294 per place = 

£24,586. 

 

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. This new challenge has increased the assumptions on the overall 

need for full-time equivalent (FTE) places. 
 

The November 2019 DfE guidance2 states that “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”. 

 

This proposed development is in the Elmswell & Norton ward, where there is an 
existing deficit of places.  There is already an extension planned at Little Elms pre-

school which currently offers 45 places (located on the primary school site) and is 

over subscribed.  This expansion, from a place planning perspective, has been 

factored into ensuring there are enough places to support previously commenced 

development.   The second pre-school setting in the Elmswell ward is Street Farm 

pre-school on Station Road (north of the railway line) which offers 18 places, is 

oversubscribed and cannot expand any further.   
 

The early years strategy is to deliver a new setting in Elmswell and it is very 

pleasing to see the application description has been amended to include a new 

early years setting on this site.  A site area of 915.2m2 is required to deliver the 

new early years setting to be secured by a land transfer. 

 

It is proposed that freehold is secured within the planning obligation for a flat, fully-

serviced and free of contamination site to be transferred to SCC for £1 – the exact 
location to be identified at the reserved matters stage after consideration has been 

given to any constraints. Land to be used for early years purposes and transferred 

 
2 Securing developer contributions for education  
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to SCC prior to first dwelling occupation. 

 

To mitigate the impact of the 8 places required from this proposed development 

will require a contribution as set out in the following table: 

 

     

 Minimum number of 

eligible children: Required: 

Cost per 

place £ 
(2020/2021): 

Pre-School age 

range, 2-4: 
8 8 19,611 

    

    

Pre-school S106 contributions:  £156,888.00 

 

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 

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.  
 

 Refer to responses from Sam Harvey of Transport Strategy, Strategic 

Development, SCC.   

 

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 

http://www.suffolk.gov.uk/assets/suffolk.gov.uk/Environment%20and%20Transpo

rt/Planning/2014-11-27%20Suffolk%20Guidance%20for%20Parking.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 the established methodology, the capital contribution towards libraries 
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arising sought from this scheme is stated below and would be spent at the 

local catchment library and allows for improvements and enhancements to be 
made to library services and facilities, and outreach activity. 
 

Libraries CIL 

contribution: 

£18,576.00 

 
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 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. 

 
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 CIL Contribution: £9,460.00 
 

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 district 

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 
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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 fire-
fighting.  The provision of any necessary fire hydrants will need to be covered by 
appropriate planning conditions. 

 
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. 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]. 
 
11. 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 
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faster broadband. 
 

12. Legal costs. SCC will require an undertaking for the reimbursement of its own 
legal costs, whether or not the matter proceeds to completion. 

 

13. Monitoring fee. The new CIL Regs allow for the charging of monitoring fees. In 
this respect the county council charges £412 for each trigger point in a planning 

obligation, payable on completion of the deed. 
 

14. Time  Limits. The above information is time-limited for 6 months only from the 
date of this letter. 

 
This development will mitigate its impact by contributing via both s106 and CIL as per 
the summary tables on page 1.  Site-specific matters identified by SCC services 
directly will also need to be secured by way of a planning obligation or planning 
conditions.  
 
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 & Infrastructure Directorate – Strategic Development 
 
cc BMSDC CIL Infrastructure Team 
 SCC, Developer Contributions 
 SCC, Sam Harvey 
 SCC, Carol Barber 
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Your ref: DC/18/02146 

Our ref: Elmswell – land to the north & 

west of School Road 00042050 
Date:  17 January 2020 

Enquiries to: Peter Freer 

Tel: 01473 264801  

Email: peter.freer@suffolk.gov.uk  
 

 
 

By e-mail only:  

planningyellow@baberghmidsuffolk.gov.uk 

 

FAO John Pateman-Gee – Area Planning Manager 

 

Dear John, 
 

Elmswell: land to the north & west of School Road - outline planning application 

(access to be considered) – erection of up to 105 dwellings including car parking, open 

space provision with associated infrastructure and vehicular access. 

 

I refer to the application proposal for the above scheme in Mid Suffolk District Council.  As 

the application has not yet been determined, this letter replaces my previous letter dated 20 

February 2019 which was time limited for six months.   
 
As set out in section 2 of this letter, the site is well placed to provide a new early 
years setting.  This was previously raised in my 20th February 2019 letter.  I set out below 
Suffolk County Council’s position, which provides our infrastructure requirements associated 
with the development proposed.  
 

Summary Table – CIL contributions  

The table below would form the basis of a future bid to the District Council for CIL funds if 
planning permission was granted and implemented.  This will be reviewed when a reserved 

matters application is submitted.  Justification is identified in the proceeding sections. 
 

Service Requirement Contribution per dwelling Capital Contribution 

Education – 
Secondary  

£3,681.39 £386,546.00 

Education – Sixth 
Form  

£866.21 £90,952.00 

Libraries  £216.00 £22,680.00 

Waste  £93.00 £9,765.00 

Total £4,856.60 £509,943.00 

 

Summary Table – S106 contributions 

The table below should be secured by a planning obligation if planning permission is to be 
granted.  Justification is identified in the proceeding sections of this letter.  
 

Service Requirement Contribution per dwelling Capital Contribution 
Education – New 
Primary School 

£4,778.29 
£501,720.00 

New Early Years 
Setting 

£1,867.71 
£196,110.00 

Total £6,646.00 £697,830.00 
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Paragraph 56 of the National Planning Policy Framework (NPPF) 2019 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’). 

 

The details of specific 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 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 
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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;’ 
 

The Department for Education (DfE) publication ‘Securing developer contributions for 
education’ (November 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”. 
 
In paragraph 15 of the DfE guidance it says, ‘We advise that you base the assumed 

cost of mainstream school places on national average costs published in the DfE 

school place scorecards. This allows you to differentiate between the average per pupil 

costs of a new school, permanent expansion or temporary expansion, ensuring 

developer contributions are fairly and reasonably related in scale and kind to the 

development. You should adjust the national average to reflect the costs in your region, 

using BCIS location factors. We recommend the use of index linking when developer 

contributions are discussed at planning application stage and in planning obligations, 

so that contributions are adjusted for inflation at the point they are negotiated and when 

payment is due’. 

The most recent scorecard is 2018 and the national average new build cost per pupil 
for primary schools is £19,611. The most recent (March 2019) BCIS location factor for 
the East of England, which includes Suffolk, is 100. When applied to the national new 
build cost (£19,611 x 1.00) produces a total of £19,611 per pupil for new build primary 
schools. 
 
The national average school expansion build cost per pupil for secondary schools is 
£22,738. The most recent (March 2019) BCIS location factor for the East of England, 
which includes Suffolk, is 100. When applied to the national expansion build cost 
(£22,738 x 1.00) produces a total of £22,738 per pupil for permanent expansion of 
secondary schools. The DfE guidance in paragraph 16 says, ‘further education places 
provided within secondary school sixth forms will cost broadly the same as a secondary 
school place’. 
 

SCC anticipates the following minimum pupil yields from the proposal, namely: 

 

School level Minimum pupil 
yield: 

Required: Cost per place £ 
(2019/20): 

Primary school 

age range, 5-11: 
24 24 19,611 

High school age 

range, 11-16: 
17 17 22,738 

Sixth school age 4 4 22,738 
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range, 16+: 

    

    

Total education CIL contributions:  £477,498.00 

Total education S106 contributions:  £501,720.001 

 

 
The local catchment schools are Elmswell County Primary School, Thurston 

Community College, and Ixworth Free School. 

 

Secondary School 

At the secondary school level the current forecasts indicate that there will be no 

surplus places available to accommodate all of the secondary age pupils arising from 

this scheme when consideration is given to developments in the catchments. 

 

At present we would therefore expect to apply for CIL funding to provide secondary 

school places for the pupils generated through expansion of the catchment school as 

per the above table.  

 

Primary School 

 

The existing primary school strategy is to expand Elmswell Primary School by 105 

places from its existing capacity of 315-places to 420-places. However, this expansion 

project will not deal with pupils arising from this proposed development. 

 

Due to the current uncertainty over the scale, location, and distribution of housing 

growth in the locality, the emerging strategy to deliver a sustainable approach for 

primary school provision is based on: 

 

a) The current primary school is forecast to be at capacity taking into account 

pupils arising from basic need and those arising from schemes with planning 

permission. 

b) Based on developer-led growth and the emerging joint Local Plan proposed sites 

in Woolpit and Elmswell, a site of a minimum size of 2.2 hectares will need to be 

identified and secured.  The emerging Joint Local Plan proposes a new primary 

school site on Woolpit allocation LA095.  A new cycleway/footway is proposed to 

provide a safe route to the school. 

c) Section 106 developer funds will be sought to pay for the above. This is on the 

basis that the Mid Suffolk Position Statement which sets out what the Council 

will spend its CIL money on, does not include funding for new primary schools. 

 

The County Council will require proportionate developer contributions for land and 

build costs for a new school from this proposed development, which will need to be 

secured by way of a planning obligation. A proportionate developer contribution 

towards land costs based on the 24 primary age pupils forecast to arise from the 

proposed development is calculated as follows: 

 

Assuming the cost of the site for the new primary school, based on a maximum cost of 

£100,000 per acre (£247,100 per hectare), is £543,620 for a 2.2 hectare site and 

 
1 Includes £1,294 per pupil place for proportionate land contribution. 
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equates to £1,294 per pupil place. For the proposed development, this equates to a 

proportionate land contribution of 24 places x £1,294 per place = £32,350. 

 

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. This new challenge 

has increased the assumptions on the overall need for full-time equivalent (FTE) places. 

 

The November 2019 DfE guidance2 states that “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”. 

 

This proposed development is in the Elmswell & Norton ward, where there is an 

existing deficit of places.  There is already an extension planned at Little Elms pre-school 

which currently offers 45 places (located on the primary school site) and is over 

subscribed.  This expansion, from a place planning perspective, has been factored into 

ensuring there are enough places to support previously commenced development.   The 

second pre-school setting in the Elmswell ward is Street Farm pre-school on Station Road 

(north of the railway line) which offers 18 places, is oversubscribed and can’t expand any 

further.   

 

The early years strategy is therefore to deliver a new 30 place setting in Elmswell.  Due to 

the location of the existing settings, this site is well located to provide a new setting to 

serve the village.  This was included in the Reg 18 (Jul-Sept 2019) joint Local Plan 

consultation document in relation to this site (JLP policy LA065).  A site area of 0.1 ha will 

be required to deliver the new early years setting to be transferred to SCC for £1.     

 

 Minimum number of 

eligible children: Required: 

Cost per 

place £ 

(2019/2020): 

Pre-School age 

range, 2-4: 
10 10 19,611 

    

    

Pre-school S106 contributions:  £196,110.00 

 

The proposed scheme is only required to proportionately fund the new early years setting, 

therefore a credit will need to be made for the whole site area to be transferred to SCC.    

 

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 

 
2 Securing developer contributions for education  
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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.  

 

 Refer to responses from Sam Harvey of Transport Strategy, Strategic Development, 

SCC.   

 

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 

http://www.suffolk.gov.uk/assets/suffolk.gov.uk/Environment%20and%20Transport/Plann

ing/2014-11-27%20Suffolk%20Guidance%20for%20Parking.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 the established methodology, the capital contribution towards libraries arising 

sought from this scheme is stated below and would be spent at the local catchment 

library and allows for improvements and enhancements to be made to library 
services and facilities, and outreach activity. 

 

Libraries CIL contribution: £22,680.00 

 
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 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 

http://www.suffolk.gov.uk/
http://www.suffolk.gov.uk/assets/suffolk.gov.uk/Environment%20and%20Transport/Planning/2014-11-27%20Suffolk%20Guidance%20for%20Parking.pdf
http://www.suffolk.gov.uk/assets/suffolk.gov.uk/Environment%20and%20Transport/Planning/2014-11-27%20Suffolk%20Guidance%20for%20Parking.pdf


7 Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX 

www.suffolk.gov.uk 

 

harvest rainwater for use by occupants in their gardens. 

 

A contribution is required towards the new Recycling Centre at Bury St Edmunds which 
is calculated to be £93 per household including land cost.  

 

Waste CIL Contribution: £9,765.00 
 

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 district 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 fire-fighting.  The provision of 
any necessary fire hydrants will need to be covered by appropriate planning conditions. 

 
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. 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 
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[updated 21 July 2019]. 

 

11. 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. 

 
12. Legal costs. SCC will require an undertaking for the reimbursement of its own legal costs, 

whether or not the matter proceeds to completion. 
 

13. Monitoring fee. The new CIL Regs allow for the charging of monitoring fees. In this 

respect the county council charges £412 for each trigger point in a planning obligation, 
payable upon commencement. 

 
14. Time  Limits. The above information is time-limited for 6 months only from the date of this 

letter. 

 

This development will mitigate its impact by contributing via both s106 and CIL as per the 
summary tables on page 1 and 2.  Site-specific matters identified by SCC services directly 
will also need to be secured by way of a planning obligation or planning conditions.  

 
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 & Infrastructure Directorate – Strategic Development 

 

cc BMSDC CIL Infrastructure Team 

 SCC, Developer Contributions 
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Your ref: DC/ 18/02146 

Our ref: Elmswell – land to the north 
& west of School Road 00042050 
Date:  20 February 2019 
Enquiries to: Peter Freer 
Tel: 01473 264801  

Email: peter.freer@suffolk.gov.uk  
 
 
 
By e-mail only:  
planningyellow@baberghmidsuffolk.gov.uk 

 

FAO John Pateman-Gee – Area Planning Manager 
 
Dear John, 
 
Elmswell: land to the north & west of School Road – developer contributions 
 

Proposed number of 

dwellings from 
development: 

2 bedroom+ Houses Total 

 105 105 

Approximate persons 

generated from proposal 
242 242 

 

I refer to the proposal: outline planning application (access to be considered) – 
erection of up to 105 dwellings including car parking, open space provision with 
associated infrastructure and vehicular access. 

 
This letter sets out the infrastructure requirements which arise and replaces our 
previous letter sent 29 May 2018. This consultation response mainly considers 

the cumulative impacts of housing growth on early years and primary school 
provision. 

 
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 are granted planning 
permission without proper consideration being given to the cumulative impacts on 

essential infrastructure including early years and primary school provision. To not 

consider and address the cumulative impacts of growth will result in a sub-optimal 
outcome for education provision in the locality – this would be contrary to the principles 

of delivering sustainable development, which is the golden thread running through the 
NPPF. There are numerous ‘hooks’ within the NPPF which support the County 

Council’s position. 
 
The District Council Joint Local Plan consultation document (Regulation 18) was 

published on 21 August 2017. The merits of this development proposal must be 
considered against this emerging document, plus other local planning policies and the 
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NPPF. It is suggested that consideration should be had to the published call for sites 

submission document (April 2017) – with an initial consideration by the District’s 
planning policy team set out in the SHELAA (August 2017). The SHELAA identifies 
sites considered with potential capacity for future development and sites which have 

been discounted. 
 

In paragraph 187 of the NPPF it states “Local planning authorities should look for 
solutions rather than problems, and decision-takers at every level should seek to 
approve applications for sustainable development where possible. Local planning 

authorities should work proactively with applicants to secure developments that 
improve the economic, social and environmental conditions of the area.” The County 

Council’s positive solution to addressing the unacceptable impacts of the proposed 
development on education infrastructure is to secure a planning obligation to mitigate 
the harm arising in respect of primary education provision. 

 
And in paragraph 17 of the NPPF it states, “Within the overarching roles that the 

planning system ought to play, a set of core land-use planning principles should 
underpin both plan making and decision-taking.” One of these 12 principles say that 
planning should “take account of and support local strategies to improve health, social 

and cultural wellbeing for all, and deliver sufficient community and cultural facilities and 
services to meet local needs.” The strategy of delivering a new primary school in the 
Elmswell locality to meet local needs ensures that housing growth is sustainable in 

respect of the NPPF and local plan policies. 
 

Is understood that Elmswell Parish Council are seeking to promote the delivery of a 
relief road through their emerging Neighbourhood Plan.  It is not clear if consideration 
has been given to this objective.   

 
Schemes in the locality that are or have been on our radar include: 

a) Reference DC/18/02146 – this application for 105 dwellings. 
b) Reference 0846/13 – former Grampian Harris site (Kingsbrook Place) 190 

Dwellings - Granted 

c) Reference 4911/16 – land off Wetherden Road 240 dwellings - Granted 
d) Reference 3469/16 – Borley Crescent 60 dwellings - Granted 
e) Reference 4909/16 – land east of Warren Lane & west of Cresmedow Way 38 

Dwellings - Granted 
f) Reference 0210/17 – land off Ashfield Road 106 dwellings. - Granted 

g) Local Plan ‘Potential Development Sites’ taken from the SHELAA. 
 

The above gives a cumulative total of at least 739 dwellings in the locality. Based on 

our standard methodology of 25 primary-age pupils for every 100 dwellings that 
generates at least 185 primary age pupils.   

 
Whilst some of the 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 
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implemented. 

 
A planning obligation or planning conditions will cover site specific matters. 
 

Paragraph 56 of the National Planning Policy Framework (NPPF) 2018 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. 

 

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 are required by Regulation 123 to publish a list of infrastructure projects or 

types of infrastructure that it intends will be, or may be, wholly or partly funded by 

CIL. 

 

The current Mid Suffolk 123 List, dated January 2016, includes the following as being 

capable of being funded by CIL rather than through planning obligations: 

 

• Provision of passenger transport 

• Provision of library facilities 

• Provision of additional pre-school places at existing establishments 

• Provision of primary school places at existing schools 

• Provision of secondary, sixth form and further education places 

• Provision of waste infrastructure 

 

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 
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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. 

 

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 

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: 

Required: Cost per place £ 

(2018/19): 

Primary school 

age range, 5-
11*: 

24 24 17,606 

High school 
age range, 11-

16: 

17 17 18,355 

Sixth school 
age range, 

16+: 

4 0 19,907 

    

    

Total education CIL contributions:  £312,035.00 

 

Total education S106 contributions:  £422,544.00 

 
 

The local catchment schools are Elmswell County Primary School, Thurston 

Community College, and Ixworth Free School. 

 

Based on existing forecasts SCC will have no surplus places available at the 

catchment secondary schools (ages 11 – 16) for which future CIL funding of at 
least £312,035 (2018/19 costs) will be sought. 

 

The existing primary school strategy is to expand Elmswell Primary School by 
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105 places from its existing capacity of 315-places to 420-places. However, 

this expansion project will not deal with pupils arising from this proposed 

development. 

 

Due to the current uncertainty over the scale, location, and distribution of 

housing growth in the locality it is presently not clear what the most 

sustainable approach for primary school provision is, but nonetheless: 
 

a) The current primary school is forecast to be at capacity taking into 

account pupils arising from basic need and those arising from schemes 

with planning permission. 

b) Based on developer-led growth a site of a minimum size of 2 hectares 

will need to be identified and secured. A new 420 place primary school 

is currently estimated to cost at least £6.9m to build (excluding land 

costs). 

c) Section 106 developer funds will be sought to pay for the above. This is 

on the basis that the Mid Suffolk Regulation 123 List does not include 

funding for new primary schools. 

 

The County Council will require proportionate developer contributions for land 

and build costs for a new school from this proposed development, which will 
need to be secured by way of a planning obligation. A proportionate developer 

contribution based on the 24 primary age pupils forecast to arise from the 

proposed development is calculated as follows: 

 

• £6.9m construction cost (excluding land) for a 420 place (2 forms of 

entry) 

• new primary school. 

• £6.9m/420places = £16,429 per pupil place. 

• From 105 dwellings it is forecast that 24 primary age pupils will arise. 

• Therefore, 24 pupils x £16,429 per place = £394,296 (2018/19 costs). 

 

Assuming the cost of the site for the new primary school, based on a 

maximum cost of £100,000 per acre (£247,100 per hectare), is £494,200 for a 
2-hectare site and equates to £1,177 per pupil place. For the proposed 

development, this equates to a proportionate land contribution of 24 places x 

£1,177 per place = £28,248. 

 

The total primary school place contribution is £17,606 (£16,429 + £1,177).  

 

In respect of the developer contributions sought to mitigate the harm arising 
from this proposed scheme the following trigger points are required: 

 

a) Build cost contribution (BCIS linked) of £394,296 (2018/19 costs) to be 

payable in 2 equal instalments – triggers being 50% prior to 1st & 60th 

dwelling occupations. To be secured by way of a planning obligation. 

b) Land contribution of £28,248 to be payable prior to first dwelling 

occupation. To be secured by way of a planning obligation. 

http://www.suffolk.gov.uk/


6 Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX 

www.suffolk.gov.uk 

 

 

c) The developer contributions will be secured for a period of up to 10 

years and returned if not spent. 

 

Use of the developer contributions – to be used towards the site acquisition 

and build costs of a new primary school in the locality to serve the new pupils 

of the proposed development. The developer contributions will be secured for 

a period of up to 10 years and returned if not spent. A clause included in the 
planning obligation that will enable the full developer contributions to fall away 

and/or to be returned if the Joint Local Plan is adopted without the identified 

need for a new primary school in Elmswell or Woolpit to serve the proposed 

development. 

 

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. This new challenge has increased the 

assumptions on the overall need for full-time equivalent (FTE) places. 
 

 Minimum number of 
places required: 

Required

: 

Cost per 
place £ 

(2018/19): 

Pre-School age 

range, 2-4: 
10 10 18,058 

    

    

Required pre-school s106 contributions:  £180,580.00 

 

From these development proposals SCC would anticipate up to 17 pre-school 

children arising, of which funding for 13 places is required.  

 

This proposed development is in the Elmswell & Norton ward, where there is an 
existing deficit of places.  The early years strategy is to deliver a new setting in 

Elmswell.  As the District Council’s CIL 123 list includes “Provision of additional 

pre-school places at existing establishments”, new settings would therefore be 

funded through s106 contribution. 

 

This site is well located to provide a new setting to serve the village.  A site area 

of 915.2m2 will be required to deliver the new early years setting to be secured 
by a land option.     

 

To mitigate the impact of the 10 places required from this proposed 

development will require proportionate developer contributions to help fund a 

new early years setting. The estimated build cost of a new 30-place setting is 

£542,000 or £18,058 per place. The proportionate contribution arising is 

http://www.suffolk.gov.uk/


7 Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX 

www.suffolk.gov.uk 

 

 

£18,058 per place x 10 places = £180,580 (2018/19 costs). The capital 

contribution is to be secured by way of a planning obligation, as new early years 

settings are not included on the District Council’s CIL 123 List.  

 

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 

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 is being coordinated 

by Samantha Harvey of Transport Strategy, Strategic Development, SCC. 

 

 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/planning-

and-development-advice/2015-11-16-FINAL-2015-Updated-Suffolk-Guidance-

for-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 the established methodology, the capital contribution towards libraries 
arising sought from this scheme is stated below and would be spent at the 

local catchment library and allows for improvements and enhancements to 
be made to library services and facilities, and outreach activity. 
 

Libraries CIL contribution: £22,680.00 

 
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.  
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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. 

 
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 CIL contribution: £5,355.00 
 

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 

http://www.suffolk.gov.uk/


9 Endeavour House, 8 Russell Road, Ipswich, Suffolk IP1 2BX 

www.suffolk.gov.uk 

 

 

dwellings or more), sustainable drainage systems should be provided unless 

demonstrated to be inappropriate. 

 
9. 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 to access for fire vehicles and provision of water for fire-

fighting. The provision of any necessary fire hydrants will need to be covered by 
appropriate planning conditions.   

 
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 – Expected CIL contributions 
 

Service 
Requirement 

Contribution per dwelling Capital Contribution 

Education – 
Secondary  

£2,971.76 £312,035.00 

Education – Sixth 
Form  

£0.00 £   0.00 

Transport   £0.00  £0.00 

Libraries  £216.00 £22,680.00 

Waste  £51.00 £5,355.00 

Total £3,238.76 £340,070.00 

 
The table above would form the basis of a future bid to the District Council for CIL 
funds if planning permission is granted and implemented.   
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Summary Table – S106 contributions 

 

Service 
Requirement 

Contribution per 
dwelling 

Capital Contribution 

Primary School 
contribution 

£4,024.23 £422,544.00 

Pre-School £1,719.81 £180,580.00 

Total £5,744.04 £603,124.00 

 
The contributions in the table above are requested as planning obligations under 
Section 106. 
 

I would be grateful if the above information can be presented to the decision-taker. 

The impact on existing infrastructure as set out in the sections above is required to be 

clearly stated in the committee report so that it is understood what the impact of this 

development is. The decision-taker must be fully aware of the financial consequences. 

 

Yours sincerely, 

P J Freer 
 
Peter Freer MSc MRTPI 
Senior Planning and Infrastructure Officer  

Growth, Highways and Infrastructure - Strategic Development 
 
cc Sam Harvey, SCC 
 Carol Barber, SCC 
 CIL Expenditure, BMSDC 
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Place Services 
Essex County Council  
County Hall, Chelmsford  
Essex, CM1 1QH 
 

T: 0333 013 6840 
www.placeservices.co.uk 

@PlaceServices 
 
 
Planning Services 
Mid Suffolk District Council  
Endeavour House 
8 Russell Road 
Ipswich 
IP1 2B 
 
16/07/2020 
 
For the attention of: John Pateman-Gee 
 
Ref: DC/18/02146 - Land to the North and West of, School Road, Elmswell, Suffolk   
 
Thank you for re-consulting us on the Outline Planning Application (Access to be considered) 
Erection of up to 86 dwellings including car parking, early years provision, open space provision with 
associated infrastructure and vehicular access. 

 
Since we were last consulted a revised Illustrative Masterplan (Dwg no. BMD.16.037.DR.P104 Rev 
C), Proposed Site Access with Visibility Splays Plan (Dwg no:A13438-012), Potential School Road / 
Church Road Mini Roundabout Junction Arrangement with Visibility Splay Plan (Dwg ref: A13438-
010) and Potential Widening of Existing School Road / Church Road Priority Junction Plan (Dwg ref: 
A13438-010) have been submitted. 

 
As stated in our last consultation response, in principle, we are satisfied with the proposal. However, 
the Proposed Site Access with Visibility Splays Plan has highlighted that the large Oak on School 
Road will most definitely need to be removed to provide the proposed 3.0m wide footpath/cycleway 
propose on the drawing, but also that the footpath/cycleway may impact on the Root Protection Areas 
of the avenue trees to the north. With this in mind, we would recommend that an Arboricultural survey 
and impact assessment are submitted to the LPA to allow us to fully understand the quality of the 
stock and the anticipated impact the new footpath/cycleway with have on them. This assessment 
should be undertaken in accordance with BS 5837:2012 Trees in relation to design demolition and 
construction recommendations and should provide details of how any impacts will be mitigated. 

 
If you have any queries regarding the matters raised above, please let me know. 
 
Yours sincerely, 
 
Ryan Mills BSc (Hons) MSc CMLI 
Senior Landscape Consultant 
Telephone: 03330320591 
Email: ryan.mills@essex.gov.uk 
 
Place Services provide landscape advice on behalf of Babergh and Mid Suffolk District Councils 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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Place Services 
Essex County Council  
County Hall, Chelmsford  
Essex, CM1 1QH 
 

T: 0333 013 6840 
www.placeservices.co.uk 

@PlaceServices 
 
 
Planning Services 
Mid Suffolk District Council  
Endeavour House 
8 Russell Road 
Ipswich 
IP1 2B 
 
16/06/2020 
 
For the attention of: John Pateman-Gee 
 
Ref: DC/18/02146 - Land to the North and West of, School Road, Elmswell, Suffolk   
 
Thank you for re-consulting us on the Outline Planning Application (Access to be considered) 
Erection of up to 86 dwellings including car parking, early years provision, open space provision with 
associated infrastructure and vehicular access. 

 
Since we were last consulted a revised Illustrative Masterplan (Dwg no. BMD.16.037.DR.P104) has 
been submitted with a larger landscape buffer on the western boundary with reduced housing 
numbers. In principle, we are satisfied with the proposal. Therefore, if minded for approval, we would 
ask the following recommendations are taken into consideration at the reserved matters application 
stage: 
 

▪ We would expect all residential plots to have appropriate private outdoor space and therefore 
this should be accounted for when designing the layout and plot arrangement: 

i. Apartments should have private communal garden spaces or private amenity 
space such as balconies. 

ii. Private outdoor space should be as far as possible usable rectangular garden 
shapes. 

▪ Visual variation should be provided by incorporating a variety of building types, facing 
materials, features such as gables and bays and a varied skyline incorporating chimneys and 
dormers. 

▪ The use of parking courts should be avoided. If proposed they should be designed to provide 
adequate space for parking and access to properties whilst also providing suitable soft and 
hard landscaping that ensures the space is of high quality and in turn remains active. 

▪ We would expect all SuDS to have soft-engineered outlets and inlets, as well as no fencing to 
ensure they are sympathetic to the local landscape character.  

 
Furthermore, the following reserved matters conditions should be considered: 
 
1. ACTION REQUIRED PRIOR TO COMMENCEMENT OF DEVELOPMENT: ADVANCED 

PLANTING  
Before any works commence on site, details of advance planting on the eastern landscape buffer 
shall be submitted and approved by the Local Planning Authority. Implementation shall be carried 
out prior to any other constriction work and in accordance with an implementation timetable 
agreed in writing with the Local Planning Authority.  
 

2. ACTION REQUIRED PRIOR TO COMMENCEMENT OF DEVELOPMENT: LANDSCAPE 
MANAGEMENT PLAN.  
No development shall take place until there has been submitted to and approved, in writing, by 
the Local Planning Authority a landscape management plan and work schedule for a minimum of 
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10 years. Both new and existing planting, SuDS, surface treatments and street furniture will be 
required to be included in the plan.  
 

3. ACTION REQUIRED PRIOR TO COMMENCEMENT OF DEVELOPMENT: SOFT LANDSCAPE 
PLAN.  
No development shall take place until there has been submitted to and approved, in writing, by 
the Local Planning Authority a scheme of soft landscaping for the site, which shall include any 
proposed changes in ground levels and also accurately identify spread, girth and species of all 
existing trees, shrubs and hedgerows on the site and indicate any to be retained, together with 
measures for their protection which shall comply with the recommendations set out in the British 
Standards Institute publication BS 5837:2012 Trees in relation to design, demolition and 
construction.  The soft landscaping plan should include plant species, quantity, location and sizes 
of the proposed planting. The plans should clearly show the position of new fencing and gates in 
relation to existing and proposed planting. Tree pit details will also need to be provided for the 
different planting environments proposed i.e. planted in hard landscaping, close to road 
boundaries and within the public open space (POS).   
 

4. ACTION REQUIRED PRIOR TO COMMENCEMENT OF DEVELOPMENT: HARD LANDSCAPE 
PLAN.  
No development shall take place until there has been submitted to and approved, in writing, by 
the Local Planning Authority a scheme of hard landscaping for the site. These details shall 
include proposed finished levels and contours showing earthworks and mounding; surfacing 
materials; means of enclosure; car parking layouts; other vehicle and pedestrian access and 
circulation areas; hard surfacing materials; minor artefacts and structures (for example furniture, 
play areas and equipment, refuse and/or other storage units, signs, lighting and similar features); 
proposed and existing functional services above and below ground (for example drainage, power, 
communications cables and pipelines, indicating lines, manholes, supports and other technical 
features). 
 

5. ACTION REQUIRED PRIOR TO COMMENCEMENT OF LANDSCAPING WORKS: 
PLAYSPACE PROVISION 
Details of the onsite children’s play space provision contained within the proposed play spaces, 
shall be submitted to and approved in writing by the Local Planning Authority prior to any 
landscaping works commencing.  
The details shall include the:  

a) location, layout, design of the play space; and  
b) equipment/ features.  

The play space and equipment/features shall be laid out and installed prior to the first occupation 
of the development. 

 
If you have any queries regarding the matters raised above, please let me know. 
 
Yours sincerely, 
 
Ryan Mills BSc (Hons) MSc CMLI 
Senior Landscape Consultant 
Telephone: 03330320591 
Email: ryan.mills@essex.gov.uk 
 
Place Services provide landscape advice on behalf of Babergh and Mid Suffolk District Councils Please note: This letter 
is advisory and should only be considered as the opinion formed by specialist staff in relation to this particular matter.  

 



From: Landscape <Landscape@essex.gov.uk>  
Sent: 29 May 2019 14:43 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk>; John 
Pateman-Gee <John.pateman-Gee@baberghmidsuffolk.gov.uk> 
Cc: Landscape <Landscape@essex.gov.uk> 
Subject: RE: MSDC Planning Re-consultation Request - DC/18/02146 
 
Hi John, 
 
Our response dated 07/06/2018 recommends "a larger informal landscape buffer" is proposed on 
the western edge of the proposed development to "help achieve the ‘rural edge’ character referred 
to in the submitted Landscape and Visual Impact Assessment (LVIA)". Because of this, between the 
two options submitted, we would favour Masterplan Eastern edge option 1. 
 
Any queries, please let me know. 
 
Kind regards, 
 
Ryan Mills BSc (Hons) MSc CMLI 
Landscape Consultant at Place Services 
 
telephone: 03330320591 I mobile: 07775008053 
web: www.placeservices.co.uk 
linkedin: www.linkedin.com/in/ryanhmills 
 
 
 

http://www.placeservices.co.uk/
http://www.linkedin.com/in/ryanhmills


 
 
 

 
Place Services is a traded service of Essex County Council       

  

Place Services 
Essex County Council  
County Hall, Chelmsford  
Essex, CM1 1QH 
 

T: 0333 013 6840 
www.placeservices.co.uk 

@PlaceServices 
 
 
Planning Services 
Mid Suffolk District Council  
Endeavour House 
8 Russell Road 
Ipswich 
IP1 2B 
 
07/06/2018 
 
For the attention of: Elizabeth Thomas 
 
Ref: DC/18/02146 - Land to the North and West of, School Road, Elmswell, Suffolk   
 
Thank you for consulting us on the Outline Planning Application (Access to be considered) for the 
erection of up to 105 dwellings including car parking, open space provision with associated 
infrastructure and vehicular access. 
 
This letter sets out our consultation response on the landscape impact of the planning application and 
how the proposal relates and responds to the landscape setting and context of the site. 

 
Recommendations  
The proposal will have an impact on the existing landscape character of Elmswell village and its 
settlement edge; however this impact can be reduced if appropriate landscape mitigation and 
character continuity measures are put in place.  
 
The following points highlight our key recommendations for the submitted proposals: 
 
1) It would be advised that the layout and dwelling numbers is reconsidered to allow a larger 

informal landscape buffer on the western edge of the proposed development. This would help 
achieve the ‘rural edge’ character referred to in the submitted Landscape and Visual Impact 
Assessment (LVIA). 

 
2) The Design and Access Statement (DAS) should include further detail on the proposed hard and 

soft landscaping. This should be in the form of precedent images, key species’/materials and 
descriptive text. 

 
3) The illustrative masterplan should be amended to include further landscape mitigation to the 

south of the foul pumping station and access road.  
 

4) If the application is approved, a detailed hard landscaping plan and specification should be 
submitted as part of a planning condition. 

 
5) If approved, a detailed landscape planting plan, landscape maintenance plan and specification, 

(which clearly sets out the existing and proposed planting), will need to be submitted as part of a 
planning condition. We recommend a landscape maintenance plan for a minimum of 5 years, to 
support plant establishment. It is recommended that maintenance of SuDS features such as the 
attenuation basin and swales are also incorporated into the maintenance schedule.  

 
The proposal 
The submitted plans set out the outline planning application for a residential development of up to 105 
dwellings (Use Class C3) means of access and associated works with all other matters (relating to 
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appearance, landscaping, layout and scale) reserved. The proposal includes public open space 
provision, play space, a shared footpath and cycleway along School Road.  
 
The site is approximately 5.8 ha and is located adjacent to the western settlement edge of Elmswell. 
The site borders School Road to the south and agricultural farmland and open countryside to the 
west. The site is enclosed on its northern boundary by a railway line which is elevated above the site 
on a vegetated embankment. A public right of way (footpath Ref: PF14) runs the length of the 
northern boundary, continuing westwards towards Elmswell Park. The Church of St John’s (Grade 
II*), church graveyard and Almshouses (Grade II) are also located in close proximity to the southern 
boundary and therefore views from these assets will need to be protected where possible.  
 
Review on the submitted information 
Relevant to this landscape review, the submitted outline application includes an Illustrative 
Masterplan, LVIA and DAS. 
 
The DAS provides sufficient details regarding design development and landscape design principles. 
However, there are some key issues which need to be addressed before the application can 
recommended for approval: 
 
Firstly, the document states that pre-application consultation was carried out with Mid Suffolk Council 
and Historic England. The main suggestions were that there is “a greater offset and landscape buffer 
between the development and Church of St John (Grade II*) and Almhouses (Grade II) Listed 
Buildings to respect their setting.” It was also recommended that there is “an increase in the 
landscaping within and on the edges of the development to assist assimilating the development on 
the rural edge”. Since the first concept layout plan, the development has reduced considerably, 
however it is still felt that further landscape mitigation could be introduced on the western and south 
western edge of the development to create a more permeable and informal edge to the open 
countryside.  
 
Furthermore, the DAS ‘Constraints and Opportunities’ plan highlights that the western edge of the 
development should have a landscape buffer.  It suggests “Development should be set back behind 
an area of public open space with planting to control views and respecting the existing landscape 
setting around Church of St John and Almhouses listed buildings.” However, the illustrative 
masterplan fails to show this and should be amended accordingly to coincide with this statement.  
 
The DAS Landscape and Open Space framework drawing (Figure 11) highlights native tree and 
shrub planting on the secondary road. However, the illustrative master plan shows the main 
residential road with street trees. Obviously we would welcome the introduction of further street tree 
and shrub planting however it would be advised that the DAS correlates with the illustrative 
masterplan to ensure the application is coherent.  
 
We would also advise that further information is given in the DAS regarding tree and shrub species’ 
and hard landscaping materials. This could be in the form of precedent images, key 
species’/materials and descriptive text.  
 
The submitted LVIA and supporting documents provide a detailed assessment of the application 
development and the projected impact on landscape and visual amenity. Overall, it seems the largest 
impact will be on the open countryside to the west, adjacent dwellings and the Grade II listed Church 
of St John and Almhouses to the south west. Because of this, appropriate mitigation should be in 
place to reduce the impact. The LVIA states that “Tree planting and hedgerow is proposed along the 
northern, southern and western site boundary, strengthening the existing boundary vegetation, plus 
providing an attractive ‘rural edge’”. Currently the illustrative masterplan does not reflect the proposal 
for further planting on the western boundary, and therefore the ‘rural’ edge character will not be 
achieved on this edge. We would therefore advise that the masterplan is revised to eliminate these 
concerns.  
 
The Illustrative Masterplan shows that landscape enhancements are proposed on the northern 
boundary, as well as through a LEAP at the centre of the proposed development for leisure and play. 
We have previously suggested above that a wider landscape buffer should be provided on the 
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western boundary. In addition to this we would also recommend that further landscape screening is 
provided south of the foul pumping station and access road. This should help mitigate any impact 
from this intrusion into the retained agricultural land.   
 
Likely impact on the surrounding landscape 
The Suffolk Landscape Character Assessment defines the site and the surrounding area as part of 
the Ancient Plateau Claylands landscape character type. Some of the key characteristics are ancient 
organic pattern of fields, dispersed settlement, villages with multiple nuclei and landscapes scattered 
with farmsteads and hamlets. 
 
It is clear that the openness of the eastern boundary and the impact that any development will have 
along School road are the main constraints. As addressed in Policy CL1 – Development in the 
Countryside (Mid Suffolk Local Plan (1998)) “Proposals for development in the countryside should be 
sited and designed to have minimum adverse effect on the appearance of the landscape and should 
seek to positively contribute to its diverse character through tree planting and the creation of 
hedgerows, deciduous woodlands and other wildlife habitats.” Therefore we would advise the western 
boundary of the development is reconsidered to better align with the existing settlement edge and to 
enable further landscape enhancements to be introduced. 

 
Proposed mitigation 
The indicative proposal shows an area of water attenuation and green open space on the north-
western edge of the proposed development. As part of this feature, there are opportunities to include 
areas of habitat creation with the introduction of an appropriate planting scheme.  
 
An appropriate detailed landscape and boundary plans will be required at a later stage to support the 
application to both address the constraints and planning requirements and provide a comprehensive 
landscape proposal, suitable to limit any negative visual effect the proposals may have on the existing 
settlement. 
 
Yours sincerely, 
 
Ryan Mills LMLI BSc (Hons) MSc 
Landscape Consultant 
Telephone: 03330320591 
Email: ryan.mills@essex.gov.uk 
 
Place Services provide landscape advice on behalf of Babergh and Mid Suffolk District Councils Please note: This letter 
is advisory and should only be considered as the opinion formed by specialist staff in relation to this particular matter. 

 



 

 

23 July 2020 
 
John Pateman-Gee 
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:  DC/18/02146 
Location:   Land To The North And West Of School Road Elmswell Suffolk 
Proposal:  Outline Planning Application (Access to be considered) Erection of up to 86 

dwellings including car parking, early years provision, open space provision with 
associated infrastructure and vehicular access. 

 
Dear John, 
 
Thank you for re-consulting Place Services on the above application. 
 
Holding objection due to insufficient ecological information  
 
Summary 
We have reviewed the Ecology Survey Report (Cotswold Wildlife Surveys, March 2017), submitted by 
the applicant, relating to the likely impacts of development on designated sites, Protected and Priority 
Species & Habitats.  
 
In addition, we have reviewed the submitted revised plans submitted by the applicant on 22nd June 
2020.  
 
Whilst we have no issues with the indicated revised plans, we are still not satisfied that sufficient 
ecological information is currently available for determination of this application.  
 
This is because the Ecological Assessment is out of date to accompany this application, following the 
Chartered Institute of Ecology and Environmental Management (CIEEM) - Advice note on the Lifespan 
of Ecological Reports and Surveys  (April 2019) - https://cieem.net/wp-
content/uploads/2019/04/Advice-Note.pdf.  
 

https://cieem.net/wp-content/uploads/2019/04/Advice-Note.pdf
https://cieem.net/wp-content/uploads/2019/04/Advice-Note.pdf


 

 
 

Therefore, it is recommended that a professional ecologist will need to consider whether the report 
is up to date, which should include a further site visit. A revised ecological assessment / ecological 
addendum should then be issued, which provides appropriate justification on the validity of the 
report. 
 
Consequently, this further information is required to provide the LPA with certainty of impacts on 
protected and Priority species and enable it to demonstrate compliance with its legal statutory duties, 
including 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 ACIEEM BSc (Hons)  
Ecological Consultant  
placeservicesecology@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. 
 

mailto:placeservicesecology@essex.gov.uk


 

 

12 June 2020 
 
John Pateman-Gee 
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:  DC/18/02146 
Location:   Land To The North And West Of School Road Elmswell Suffolk 
Proposal:  Outline Planning Application (Access to be considered) Erection of up to 86 

dwellings including car parking, early years provision, open space provision with 
associated infrastructure and vehicular access. 

 
Dear John, 
 
Thank you for consulting Place Services on the above application. 
 
Holding objection due to insufficient ecological information  
 
Summary 
We have reviewed the Ecology Survey Report (Cotswold Wildlife Surveys, March 2017), submitted by 
the applicant, relating to the likely impacts of development on designated sites, Protected and Priority 
Species & Habitats.  
 
We are not satisfied that sufficient ecological information is currently available for determination of 
this application. This is because the Ecological Assessment is out of date to accompany this application, 
following the Chartered Institute of Ecology and Environmental Management (CIEEM) - Advice note 
on the Lifespan of Ecological Reports and Surveys  (April 2019) - https://cieem.net/wp-
content/uploads/2019/04/Advice-Note.pdf.  
 
Therefore, it is recommended that a professional ecologist will need to consider whether the report 
is up to date, which should include a further site visit. A revised ecological assessment / ecological 
addendum should then be issued, which provides appropriate justification on the validity of the 
report. 
 
 

https://cieem.net/wp-content/uploads/2019/04/Advice-Note.pdf
https://cieem.net/wp-content/uploads/2019/04/Advice-Note.pdf


 

 
 

 
Consequently, this further information is required to provide the LPA with certainty of impacts on 
protected and Priority species and enable it to demonstrate compliance with its legal statutory duties, 
including 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 GradCIEEM BSc (Hons)  
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. 
 

mailto:ecology.placeservices@essex.gov.uk


 

08th June 2018 
 

Elizabeth Thomas 
Mid Suffolk District Council 
Endeavour House 
8 Russell Road 
Ipswich IP1 2BX 

By email only 
 
Dear Elizabeth,  
 
 
Thank you for requesting advice on this application from Place Services’s 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: DC/18/02146 
Location:  Land To The North And West Of School Road Elmswell Suffolk 
Proposal: Outline Planning Application (Access to be considered) Erection of up to 105 dwellings 
including car parking, open space provision with associated infrastructure and vehicular access. 
 
Thank you for consulting Place Services on the above application. 
 
No objection subject to securing biodiversity mitigation and enhancement measures 
 
Summary  
I have reviewed the Ecology Survey Report (Cotswold Wildlife Surveys, March 2017) supplied by the 
applicant, relating to the likely impacts of development on Protected & Priority habitats and species. 
 
I am satisfied that there is sufficient ecological information available for determination.  
 
This provides certainty for the LPA of the likely impacts on Protected and Priority species and, with 
appropriate mitigation measures secured, the development can be made acceptable. I support the 
reasonable biodiversity enhancements that should also be secured by a condition on any consent.   
 
This will enable LPA to demonstrate its compliance with its statutory duties including its biodiversity 
duty under s40 NERC Act 2006.  
 
The mitigation and enhancement measures identified in the Ecology Survey Report (Cotswold 
Wildlife Surveys, March 2017) should be secured and implemented in full. This is necessary to 
conserve and enhance Protected and Priority species. A Construction Environment Environmental 

 



 

Plan (CEMP: Biodiversity) shall be provided to ensure that any proposed mitigation is undertaken 
appropriately during the construction period.  
 
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. CONCURRENT WITH ANY RESERVED MATTERS: CONSTRUCTION ENVIRONMENTAL 
MANAGEMENT PLAN (BIODIVERSITY) 
“A construction environmental management plan (CEMP: Biodiversity) shall be submitted to 
and approved in writing by the local planning authority.  
 
The CEMP (Biodiversity) shall include the following.  

a) Risk assessment of potentially damaging construction activities.  
b) Identification of biodiversity protection zones 
c) Practical measures (both physical measures and sensitive working practices) to avoid 

or reduce impacts during construction  
d) The location and timing of sensitive works to avoid harm to biodiversity features. 
e) The times during construction when specialist ecologists need to be present on site to 

oversee works. 
f) Responsible persons and lines of communication. 
g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly 

competent person. 
h) Use of protective fences, exclusion barriers and warning signs (If required). 

 
The approved CEMP shall be adhered to and implemented throughout the construction period 
strictly in accordance with the approved details, unless otherwise agreed in writing by the 
local planning authority” 
 
Reason: To 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. CONCURRENT WITH ANY RESERVED MATTERS: ACTION REQUIRED IN ACCORDANCE WITH 
ECOLOGICAL APPRAISAL RECOMMENDATIONS  
“All ecological mitigation measures and/or works, shall be carried out in accordance with the 
details contained in the Ecology Survey Report (Cotswold Wildlife Surveys, March 2017) as 
already submitted with the planning application and agreed in principle with the local 
planning authority prior to determination.” 
 
Reason: To conserve and enhance Protected and Priority species and allow the LPA to 
discharge its duties under the UK Habitats Regulations 2017, the Wildlife & Countryside Act 
1981 as amended, s40 of the NERC Act 2006 (Priority habitats & species). 
 



 

3. PRIOR TO OCCUPATION: BIODIVERSITY ENHANCEMENT STRATEGY 
“A Biodiversity Enhancement Strategy containing the details and locations of the reasonable 
biodiversity enhancement measures proposed within the Ecology Survey Report (Cotswold 
Wildlife Surveys, March 2017) shall be submitted to and approved in writing by the local 
planning authority.  
 
The works shall be carried out strictly in accordance with the approved details and shall be 
retained in that manner thereafter.”  
 
Reason: To allow the LPA to discharge its duties under the UK Habitats Regulations 2017, the 
Wildlife & Countryside Act 1981 as amended, s40 of the NERC Act 2006 (Priority habitats & 
species) and paragraph 118 of the NPPF. 
 

4. 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 lighting contour plans and 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 me with any queries.  
 
Yours sincerely, 
 
Hamish Jackson GradCIEEM BSc (Hons)  
Junior Ecological Consultant  
Place Services at Essex County Council 
Hamish.Jackson@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. 
 

mailto:Hamish.Jackson@essex.gov.uk


 
 
From: Paul Harrison <Paul.Harrison@baberghmidsuffolk.gov.uk>  
Sent: 16 July 2020 14:20 
To: John Pateman-Gee <John.pateman-Gee@baberghmidsuffolk.gov.uk>; BMSDC Planning Area 
Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: DC 18 02146 Elmswell amended 
 
Heritage consultation response 
 
John 
 
I refer to amended Illustrative Masterplan BMD.16.037.DR.P104.C. 
 
The extent of the redline site has been withdrawn to the east of Parnell Lane, and an 
additional belt of screen planting is shown between the Lane and the built 
development.  This is expected to have the effect of softening and much reducing the visual 
impact of the built development in this area, thus better preserving the rural character of the 
setting of Elmswell Hall.  While the physical presence of the development would change the 
character of the land, the amendment reduces its negative impact, and in my view the level 
of harm to the Hall’s significance should now be rated low. 
 
In the event of your recommendation being favourable, I would recommend that details of 
landscaping to the boundary with Parnell Lane be required.  I would defer to your landscape 
consultee on specification of such a scheme, but would recommend that native species 
would offer the best effect. 
 
On the junction of School Road and Church Road, solutions without signalling structures are 
preferred in heritage terms as having less visual impact on the setting of the listed 
Almshouses and Church, but I acknowledge that decisions on this matter will take particular 
account of the level of road safety that is required. 
 
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  

 
 
 

mailto:paul.harrison@baberghmidsuffolk.gov.uk
mailto:heritage@baberghmidsuffolk.gov.uk
http://www.babergh.gov.uk/
http://www.midsuffolk.gov.uk/


From:Paul Harrison
Sent:2 Aug 2018 17:48:20 +0100
To:Elizabeth Thomas;BMSDC Planning Area Team Yellow
Subject:DC 18 02416 Elmswell further comment

Elizabeth

 

Thank you for bringing to my attention the proposals within the transport assessment for 
alterations to the junction of Church Road and School Road which I had overlooked because 
they were not within the red line or on the main proposal drawings.

 

We would be very concerned at the upgrading of this junction to include splitter islands, lights 
and other road signs in the immediate setting of the listed almshouses.  They would be 
particularly intrusive in the oblique views of the building along Church Road against its 
background of trees and open countryside.  In all this would have an unwelcome urbanising 
effect.  To a lesser degree it would similarly affect the setting of the Church, which is listed at a 
higher grade.

 

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 

 

mailto:paul.harrison@baberghmidsuffolk.gov.uk
mailto:heritage@baberghmidsuffolk.gov.uk
http://www.babergh.gov.uk/
http://www.midsuffolk.gov.uk/


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.   

 

Consultation Response Pro forma   

1 Application Number  
 

DC/18/02146 
School Road, Elmswell 

2 Date of Response  
 

10.7.18 

3 Responding Officer  
 

Name: Paul Harrison 

Job Title:  Heritage and Design Officer 

Responding on behalf 
of...  

Heritage 

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.  
 

1. The Heritage Team considers that the proposal 
would cause  

• less than substantial harm to a designated 
heritage asset because it would be harmful to 
the setting of nearby listed buildings. 

2. The Heritage Team recommends amendment so as 
to reduce harmful impact. 

3. As the application stands Heritage Team 
recommends refusal. 
 

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.  
 

The application follows application DC/17/03853 for 
residential development of a site including the present 
site but extending further south and west.  We noted in 
our response that harm to the relationship between the 
Church, the listed almshouses and Elmswell Hall had 
been identified by the Heritage Statement submitted. 
 
The present proposal reduces harm considerably by 
limiting the proposed development to the east of Parnell 
Lane, but we are still concerned that the approach to 
Elmswell Hall, along a drive across fields from the 
corner of School Lane, would be flanked on one side by 
the development.  This would detract from the 
experience and appreciation of the status of an 
important rural property.  In addition, because of the 
curved course of Parnell Lane, views of Elmswell Hall 
from School Lane would be obscured by the western 
edge of the development. 
 
We consider that the setting of Elmswell Hall, despite 
some compromise from developments of the 1800s and 
1900s, makes a considerable contribution to its 
significance, and that harm to the setting should be 
rated medium; harm to the significance of the Hall 
should be rated between low and medium. 
 
 

http://intranet/babreview.htm


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.   

 

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  
 

We take the view that the harmful impact noted above 
could not be mitigated while the site extends so close to 
Parnell Lane, and recommend that the western limit of 
the site be amended so as to preserve the rural setting 
Elmswell Hall with development limited to the area north 
of School Road, as was advised before the first 
application. 

7 Recommended 
conditions 

 
 
 
 

 



From:David Pizzey
Sent:21 May 2018 11:14:32 +0100
To:Elizabeth Thomas
Cc:BMSDC Planning Area Team Yellow
Subject:DC/18/02146 Land To The North And West Of, School Road, Elmswell

Elizabeth

 

Please refer to my comments for previous application DC/17/03853 as follows -

 

Given the existing land use and general lack of tree cover at this site the arboricultural impact of 

this proposal is likely to be negligible. However, the large oak on School Road and avenue of 

chestnut trees along Parnell Lane will require appropriate protection measures during any 

development.  These measures will need to be identified in an arboricultural report and clearly 

shown on a tree protection plan. Ideally this information should be submitted at this stage so the 

constraints from the trees are clear for all elements of layout design (services etc).

 

Appropriate new planting should also be subject to agreement.

 

Please let me know if you require any further input.

 

Regards

 

David Pizzey FArborA

Arboricultural Officer

Tel: 01449 724555

david.pizzey@baberghmidsuffolk.gov.uk

mailto:david.pizzey@baberghmidsuffolk.gov.uk


www.babergh.gov.uk and www.midsuffolk.gov.uk

Babergh and Mid Suffolk District Councils – Working Together

 

 

 

 

-----Original Message-----
From: planningyellow@baberghmidsuffolk.gov.uk <planningyellow@baberghmidsuffolk.gov.uk> 
Sent: 18 May 2018 13:31
To: David Pizzey <David.Pizzey@baberghmidsuffolk.gov.uk>
Subject: MSDC Planning Consultation Request - DC/18/02146

 

Please find attached planning consultation request letter relating to planning application - 
DC/18/02146 - Land To The North And West Of, School Road, Elmswell, 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.

http://www.babergh.gov.uk/
http://www.midsuffolk.gov.uk/


1

BMSDC Planning Area Team Yellow

From: Nathan Pittam
Sent: 09 July 2020 08:06
To: John Pateman-Gee
Cc: BMSDC Planning Area Team Yellow
Subject: DC/18/02146. Air Quality 

Dear John 
 
EP Reference : 278319 
DC/18/02146. Air Quality  
Land to the north and west of, School Road, Elmswell, BURY ST EDMUNDS, Suffolk. 
Re-consultation: Outline Application (Access to be considered) Erection of up to 105 
dwellings including car parking, open space provision with associated infrastructure etc 
 
Many thanks for your recent request for comments in relation to the above application. I can 
confirm that I have no additional comments to those made previously during the consultation 
period. 
 
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  
 

 
 



From: Nathan Pittam  
Sent: 16 June 2020 07:57 
To: John Pateman-Gee  
Cc: BMSDC Planning Area Team Yellow  
Subject: DC/18/02146. Air Quality  
 

Dear John 
 
EP Reference : 277200 
DC/18/02146. Air Quality  
Land to the north and west of, School Road, Elmswell, BURY ST EDMUNDS, 
Suffolk. 
Re-consultation: Outline Application (Access to be considered) Erection of up 
to 105 dwellings including car parking, open space provision with associated 
infrastructure and vehicular access. 
 
Many thanks of your request for comments in relation to the above application.  I can 
confirm that I have no comments to make in relation to the above application in 
addition to those made previously during the consultation period. 
 
Kind regards 
 
Nathan 
 
Nathan Pittam  BSc. (Hons.) PhD 
Senior Environmental Management Officer  
 
Babergh and Mid Suffolk District Councils – Working Together  
 



From:Nathan Pittam
Sent:17 Jul 2018 14:32:26 +0100
To:Elizabeth Thomas
Cc:BMSDC Planning Area Team Yellow
Subject:DC/18/02146. Air Quality

Dear Elizabeth

 

EP Reference : 242519

DC/18/02146. Air Quality

Land to the north and west of, School Road, Elmswell, BURY ST EDMUNDS, 
Suffolk.

Outline Planning Application (Access to be considered) Erection of up to 105 
dwellings including car parking, open space provision with associated 
infrastructure and vehicular access.

 

Many thanks for your request for comments in relation to the above application. I can 
confirm that I have no additional comments to make in relation to this application.

 

Kind regards

 

Nathan

 

Nathan Pittam  BSc. (Hons.) PhD

Senior Environmental Management Officer 

 

Babergh and Mid Suffolk District Councils – Working Together 

 



 
 
From: Peter Chisnall <Peter.Chisnall@baberghmidsuffolk.gov.uk>  
Sent: 20 July 2020 17:35 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: DC/18/02146  
 

Dear John, 
 
APPLICATION FOR OUTLINE PLANNING PERMISSION - DC/18/02146  
 
Proposal: Outline Planning Application (Access to be considered) Erection of up to 
86 dwellings including car parking, early years provision, open space provision with 
associated infrastructure and vehicular access. Highways improvements of road 
widening and cycle/footpath link. 
 
Location: Land To The North And West Of, School Road, Elmswell, Suffolk   
 
Reason(s) for re-consultation: Further documents received 24.06.2020 
 
Many thanks for your request to comment on the sustainability aspects of this 
reconsultation. 
 
The council declared a climate emergency in 2019 and has an aspiration to become 
Carbon neutral by 2030, it is encouraging all persons involved in developments and 
activities in the district to consider doing the same. This council is keen to encourage 
consideration of sustainability issues at an early stage so that the most 
environmentally friendly buildings are constructed and the inclusion of sustainable 
techniques, materials, technology etc can be incorporated into the scheme without 
compromising the overall viability.  
 
I have nothing to add to my previous response dated 16th June 2020. 
 
 
Regards, 
 
Peter 
 
Peter Chisnall, CEnv, MIEMA, CEnvH, MCIEH 
Environmental Management Officer 
Babergh and Mid Suffolk District Council - Working Together 

Tel: 01449 724611 

Email: peter.chisnall@baberghmidsuffolk.gov.uk 

www.babergh.gov.uk  www.midsuffolk.gov.uk 
 
 

mailto:peter.chisnall@baberghmidsuffolk.gov.uk
http://www.babergh.gov.uk/
http://www.midsuffolk.gov.uk/


From: Peter Chisnall <Peter.Chisnall@baberghmidsuffolk.gov.uk>  
Sent: 16 June 2020 15:53 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: DC/18/02146 
 
Dear John, 
 
APPLICATION FOR OUTLINE PLANNING PERMISSION - DC/18/02146 
 
Proposal: Outline Planning Application (Access to be considered) Erection of up to 86 
dwellings 
including car parking, early years provision, open space provision with associated 
infrastructure and vehicular access. 
 
Location: Land To The North And West Of, School Road, Elmswell, Suffolk 
 
Reason(s) for re-consultation: Drawings submitted 01/06/20 
 
Many thanks for your request to comment on the sustainability aspects of this application. 
 
I have viewed the additional information supplied by the applicant, however there is nothing 
that affects my predecessor’s comments in his response of 19th June 2018. 
 

It is acknowledged that the application is for outline permission but some 
consideration of this topic area is expected. The council declared a climate 
emergency in 2019 and has an aspiration to become Carbon neutral by 2030, it is 
encouraging all persons involved in developments and activities in the district to 
consider doing the same. This council is keen to encourage consideration of 
sustainability issues at an early stage so that the most environmentally friendly 
buildings are constructed and the inclusion of sustainable techniques, materials, 
technology etc can be incorporated into the scheme without compromising the 
overall viability.  
 
On that basis my recommendation is refusal. If the planning department decided to 
set conditions on the application, I would recommend the following. 
 
Prior to the commencement of development a scheme for the provision and 
implementation of water, energy and resource efficiency measures, during the 
construction and operational phases of the development shall be submitted to and 
approved, in writing, by the Local Planning Authority. The scheme shall include a 
clear timetable for the implementation of the measures in relation to the construction 
and occupancy of the development. The scheme shall be constructed and the 
measures provided and made available for use in accordance with such timetable as 
may be agreed. 
 
The Sustainability & Energy Strategy must be provided detailing how the 
development will minimise the environmental impact during construction and 
occupation (as per policy CS3, and NPPF) including details on environmentally 
friendly materials, construction techniques minimisation of carbon emissions and 
running costs and reduced use of potable water ( suggested maximum of 105ltr per 
person per day).  
 



Details as to the provision for electric vehicles should also be included please see 
the Suffolk Guidance for Parking, published on the SCC website on the link below: 
 
https://www.suffolk.gov.uk/planning-waste-and-environment/planning-and-
development-advice/parking-guidance/ 
 
The document should clearly set out the unqualified commitments the applicant is 
willing to undertake on the topics of energy and water conservation, CO2 reduction, 
resource conservation, use of sustainable materials and provision for electric 
vehicles. 
 
Clear commitments and minimum standards should be declared and phrases such 
as ‘where possible, subject to, where feasible’ must not be used.  
 

Evidence should be included where appropriate demonstrating the applicants 
previous good work and standards achieved in areas such as site waste 
management, eg what recycling rate has the applicant achieved in recent projects to 
show that their % recycling rate commitment is likely. 
 
Reason – To enhance the sustainability of the development through better use of 
water, energy and resources.  This condition is required to be agreed prior to the 
commencement of any development as any construction process, including site 
preparation, has the potential to include energy and resource efficiency measures 
that may improve or reduce harm to the environment and result in wider public 
benefit in accordance with the NPPF.         
 
Guidance can be found at the following locations: 
https://www.midsuffolk.gov.uk/environment/environmental-management/planning-
requirements/ 
 
Regards, 
 
Peter 
 
Peter Chisnall, CEnv, MIEMA, CEnvH, MCIEH 

Environmental Management Officer 
Babergh and Mid Suffolk District Council - Working Together 
Tel: 01449 724611 

Email: peter.chisnall@baberghmidsuffolk.gov.uk 
www.babergh.gov.uk  www.midsuffolk.gov.uk 
 

https://www.suffolk.gov.uk/planning-waste-and-environment/planning-and-development-advice/parking-guidance/
https://www.suffolk.gov.uk/planning-waste-and-environment/planning-and-development-advice/parking-guidance/
https://www.midsuffolk.gov.uk/environment/environmental-management/planning-requirements/
https://www.midsuffolk.gov.uk/environment/environmental-management/planning-requirements/
mailto:peter.chisnall@baberghmidsuffolk.gov.uk
http://www.babergh.gov.uk/
http://www.midsuffolk.gov.uk/


From:Iain Farquharson
Sent:19 Jun 2018 16:01:48 +0100
To:BMSDC Planning Area Team Yellow
Subject:M3 242522: MSDC Planning Consultation Request - DC/18/02146

Dear sir/Madam
 
We have reviewed the application and as this is a significant development (105 properties) we require a 
condition be included should permission be granted.
 
We suggest the following:
 
Before any development is commenced a Sustainability & Energy Strategy must be provided detailing how 
the development will minimise the environmental impact during construction and occupation (as per policy 
CS3 SO8 and NPPF para 35) including details on environmentally friendly materials, construction 
techniques minimisation of carbon emissions and running costs and reduced use of potable water ( 
suggested maximum of 105ltr per person per day). Details as to the provision for electric vehicles should 
also be included.   This document shall be submitted to, and approved in writing by, the Local Planning 
Authority before construction commences.
 
Regards
 
Iain Farquharson
 
Senior Environmental Management Officer
Babergh Mid Suffolk Council
 
BB01449 724878 / 07860 827027
//iain.farquharson@baberghmidsuffolk.gov.uk
 
-----Original Message-----
From: planningyellow@baberghmidsuffolk.gov.uk <planningyellow@baberghmidsuffolk.gov.uk> 
Sent: 18 May 2018 13:29
To: Environmental Health <Environmental@baberghmidsuffolk.gov.uk>
Subject: MSDC Planning Consultation Request - DC/18/02146
 
Please find attached planning consultation request letter relating to planning application - DC/18/02146 - 
Land To The North And West Of, School Road, Elmswell, 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.



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.   

 

Consultation Response Pro forma   

1 Application Number  
 

DC/18/02146 

2 Date of Response  
 

24/07/2020 

3 Responding Officer  
 

Name: Hannah Bridges 

Job Title:  Waste Management Officer 

Responding on behalf of...  Waste Services 

4 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.  
 

 
No objection subject to conditions 
 
 

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.  
 

Previous comments still stand. Which are: 
 
A 32 tonne refuse collection vehicle (RCV) would only be 
able to service the main residential of the development 
not be able to drive on the shared surfaces/courtyard and 
the private drives.  
 
All bins would need to be brought up to the main road for 
collection, please provide a map of all the wheeled bin 
presentation points for approval.  
 
The flats would share communal bins and it is not clear 
where the bin store would be located, the RCV would 
need to be able to drive up to the bin store so that the 
bins are not pulled far this is not possible.   
 
A hammer head is required at the end of development for 
the RCV to turn around.  
 
Ensure that the proposal is suitable for a 32 tonne RCV to 
manoeuvre around the site and that the surface is 
suitable for a RCV to drive on. Attached are the vehicle 
specifications for reference. 

OLYMPUS - 8x4MS 

Wide - Euro 6 - Smooth Body RCV Data Sheet_20131030.pdf
 

 
The additional bungalow to be introduced to the eastern 
boundary the bins will need to be brought to the main 



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.   

 

service road for collection. 
 

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 Meet the conditions in the discussion. 
 
 
 

 



 

MID SUFFOLK DISTRICT COUNCIL  
 

MEMORANDUM 
 

TO: John Pateman-Gee, Area Planning Manager 
 
From:   Julie Abbey-Taylor, Strategic Housing Team Manager 
   
Date:   3.07.2020 
               
SUBJECT: - Application Reference: DC/18/02146 
  
Proposal: Reconsultation on Application for Outline Planning permission for the 
erection of up to 86 dwellings including car parking, open space provision with 
associated infrastructure and access at Land at School Road, Elmswell, IP30 9EN 

 
 
Key Points 
 
1.   Background Information 
 

A development proposal was originally for up to one hundred and five (105) 
residential dwellings. This latest revision has reduced the number to 86 
dwellings. 

 

This is an open market development and on the basis of 86 dwellings in total, 
should offer 30 affordable housing units which = 35% policy compliant position. 

 
2.  Preferred Mix for Open Market homes. An indicative mix has been included 
within the D&A statement. 
 
Since the previous submission the applicant has changed the breakdown of the 
accommodation types and tenures, which is welcomed. 
 
On the 24.06.2020 the applicant submitted a letter with revised plans and 
accommodation schedule stating: -  
 
Proposed Housing Schedule - Although an outline planning application, we have worked 
with the Strategic Housing Officers at BMSDC to better reflect their requirements for the 
type and size of both the affordable and market housing that is being proposed with the 
scheme.  
The changes can be summarised as:  
• a reduction in the number of 4 bedroomed dwellings with an increase in the number of 2 
bedroomed dwellings being provided.  
• there is an increase in Public Open Space (POS), with the central POS growing by around a 
quarter, housing now facing on to the village green instead of side / back gardens.  



• to the northeast corner, 2 x 1 bedroomed flats have been removed creating a larger space 
between the existing housing at the end of School Avenue and the proposed units; and 
 • to the east, 2 x semi-detached 2-bedroom dwellings have been replaced by bungalows 
that provide a better balance in terms of storey heights in this location 
 
It is worth noting that although the developable area has reduced, the density has not 
altered significantly. This is because there is an increased provision of smaller units in a 
smaller area. This is as per BMSDC requests and policy requirements. 
 

 
 
Recommendation. 
 
No Objection. I would agree that the applicant has made some changes to the 
housing sizes in accordance with my previous comments and have included 
some bungalows for older people in the mix. 
Condition to be included in the planning decision if permission is granted 
please insert as set out below: -  
 
“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.” 
 
Julie Abbey-Taylor, Strategic Housing Team Manager 
 

 



 

MID SUFFOLK DISTRICT COUNCIL  
 

MEMORANDUM 
 

TO: John Pateman-Gee, Area Planning Manager 
 
From:   Julie Abbey-Taylor, Strategic Housing Team Manager 
   
Date:   12.06.2020 
               
SUBJECT: - Application Reference: DC/18/02146 
  
Proposal: Reconsultation on Application for Outline Planning permission for the 
erection of up to 86 dwellings including car parking, open space provision with 
associated infrastructure and access at Land at School Road, Elmswell, IP30 9EN 

 
 
Key Points 
 
1.   Background Information 
 

A development proposal was originally for up to one hundred and five (105) 
residential dwellings. This latest revision has reduced the number to 86 
dwellings. 

 

This is an open market development and on the basis of 86 dwellings in total, 
should offer 30 affordable housing units which = 35% policy compliant position. 

 
2.  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.660 applicants   

registered for affordable housing in Mid Suffolk at January 2020. 
 



2.5 This site is a S106 planning obligation site so the affordable housing provided will 
be to meet district wide need hence the 660 applicants registered is the 
important number. 

 
 
2.8 The Council’s Choice Based Lettings system currently has 36 applicants 

registered for affordable housing, who are have declared a local connection with 
Elmswell as at June 2020, 11 of which were aged 55 and over.  

 
 
3. Preferred Mix for Open Market homes. An indicative mix has been included 
within the D&A statement. 

 
 
Since the previous submission the applicant has changed the breakdown of the 
accommodation types and tenures, which is welcomed. 
 
Open market mix = / 
2 x 1 bed flats – equivalent to 3.5% of the open market mix 
3 x 2 bed flats – equivalent to 5.3% of the open market mix 
4 x 2 bed bungalows – equivalent to 7.1% of the open market mix 
13 x 2 bed houses – equivalent to 23.2% of the open market mix 
17 x 3 bed houses – equivalent to 30.3% of the open market mix 
17 x 4 bed houses – equivalent to 30.3% of the open market mix 
 
Total 2 bed provision = 35.7% of the open market mix which is much better than the 
previous proposal. 
 
The table below sets out the size of new owner-occupied housing required over the 
plan period in Mid Suffolk up to 2036. 
 



Table 4.4e Size of new owner-occupied accommodation required in Mid Suffolk over 
the next 18 years  
Size of home  Current size profile  Size profile 2036  Change required % of change 
required  
One bedroom   707    1,221    515   7.2%  
Two bedrooms  5,908    8,380    2,472   34.4%  
Three bedrooms  13,680   15,784   2,104   29.3%  
Four or + bedrooms  12,208   14,303   2,096   29.2%  
Total    32,502   39,688   7,186   100.0% 

 
The mix proposed for sale is now much closer to the figures in table 4.4e. 
 
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 /  

o apartments, and smaller terraced or semi-detached houses.  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. 

 
4. Preferred mix for Affordable Housing  
 
4.1 The most recent information from the Mid Suffolk’s Council’s Housing Register 

shows in excess of 50 applicants registered who have a connection to Elmswell.  
     

4.2   30 of the proposed dwellings on the development should be for affordable 
housing. These should be offered in the form of: - 

 
Rented (22): -  

• 6 x 1 bed 2-person flats @ 50sqm 

• 4 x 2 bed 4-person bungalows @ 70 sqm  

• 8 x 2 bed 4-person houses @ 79sqm 

• 3 x 3 bed 5-person houses @ 93 sqm  

• 1 x 3 bed 6-person houses @ 102 sqm 
 

Shared Ownership (8) equivalent to 10% of the overall development scheme: -  

• 5 x 2 bed 4-person houses @ 79 sqm 

• 3 x 3 bed 5-person house @ 93 sqm. 



 
 
The above mix is requested and to be included in the S106 agreement.  
 
 
5. Other requirements for affordable homes: 
 

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

 

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

• 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 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. 

 



Recommendation. 
 
No Objection. Condition to be included in the planning decision if permission 
is granted please insert as set out below: -  
 
“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.” 
 
Julie Abbey-Taylor, Strategic Housing Team Manager 
 



From: Infrastructure Team (Babergh Mid Suffolk) <Infrastructure@baberghmidsuffolk.gov.uk>  
Sent: 30 June 2020 09:52 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: FW: MSDC Planning Re-consultation Request - DC/18/02146 
 
Good Morning, 
 
Re DC/18/02146 
 
This development site lies within the high value zone for MSDC CIL Charging and would, if granted 
planning permission, be subject to CIL at a rate of £115m² (subject to indexation).  The Developer 
should ensure they understand their duties in relation to compliance with the CIL Regulations 2010 
(as amended).  Guidance is available as a pre-application service and via information within the CIL 
webpages. 
 
Please be aware that a CIL liability notice will not be produced until the Reserved Matters is granted.  
 
Kind Regards, 
 
Richard Kendrew 
Infrastructure Officer 
Babergh District & Mid Suffolk District Council – Working Together 
01449 724563 
www.babergh.gov.uk & www.midsuffolk.gov.uk 
 

http://www.babergh.gov.uk/
http://www.midsuffolk.gov.uk/


24 BROOKLANDS AVENUE, CAMBRIDGE, CB2 8BU 

Telephone 01223 582749 
HistoricEngland.org.uk

Historic England is subject to both the Freedom of Information Act (2000) and Environmental Information Regulations (2004). Any 
Information held by the organisation can be requested for release under this legislation.

Mr John Pateman-Gee Direct Dial: 01223 582711 
Babergh and Mid Suffolk District Councils 
Endeavor House Our ref: W: P00928910 
8 Russell Road 
Ipswich 
Suffolk 
IP1 2BX 1 July 2020 

Dear Mr Pateman-Gee 

T&CP (Development Management Procedure) (England) Order 2015 
& Planning (Listed Buildings & Conservation Areas) Regulations 1990 

LAND TO THE NORTH AND WEST OF SCHOOL ROAD, ELMSWELL, SUFFOLK 
Application No. DC/18/02146 

Thank you for your letter of 29 June 2020 regarding further information on the above 
application for planning permission. On the basis of this information, we do not wish to 
offer any comments. We suggest that you seek the views of your specialist 
conservation and archaeological advisers, as relevant. 

It is not necessary for us to be consulted on this application again, unless there are 
material changes to the proposals. However, if you would like detailed advice from us, 
please contact us to explain your request. 

Yours sincerely 

Joanne Robinson 
Business Officer 
E-mail: Joanne.Robinson@HistoricEngland.org.uk







From: Goy, Jarrod <Jarrod.Goy@highwaysengland.co.uk>  
Sent: 30 June 2020 14:13 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Cc: growthandplanning <growthandplanning@highwaysengland.co.uk>; Willison, Simon p 
<simon.willison@aecom.com> 
Subject: DC/18/02146 Consultation Response 
 

Dear Sir/Madam 
 
Thank you for your consultation on the above planning application. 
 
We have reviewed the information provided and note this is notification of amended 
drawings and proposed improvements to the local highways roads. After reviewing 
the details of the amendments, the amended drawings and local highway 
improvements, along with the reduction in the overall proposed number of dwellings, 
there is unlikely to be any adverse impact upon the Strategic Road Network.  
 
Consequently our previous formal response to the proposed development of No 
Objection, remains unchanged. 
 
Regards 
 
 
JARROD GOY 
Spatial Planning 
planningEE@highwaysengland.co.uk  
Highways England | Woodlands | Manton Lane | Bedford | MK41 7LW 
Web: http://www.highways.gov.uk 

 

 

mailto:planningEE@highwaysengland.co.uk
http://www.highways.gov.uk/


 
 
-----Original Message----- 
From: Infrastructure Team (Babergh Mid Suffolk) <Infrastructure@baberghmidsuffolk.gov.uk>  
Sent: 05 June 2020 09:35 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Cc: Infrastructure Team (Babergh Mid Suffolk) <Infrastructure@baberghmidsuffolk.gov.uk> 
Subject: MSDC Planning Re-consultation Request - DC/18/02146 
 
Good Morning, 
 
Re DC/18/02146 
 
This development site lies within the high value zone for MSDC CIL Charging and would, if granted 
planning permission, be subject to CIL at a rate of £115m² (subject to indexation).  The Developer 
should ensure they understand their duties in relation to compliance with the CIL Regulations 2010 
(as amended).  Guidance is available as a pre-application service and via information within the CIL 
webpages. 
 
Please also be aware that the creation of a site access can trigger a commencement under Section 
56. After commencement is triggered exemptions from the CIL charge cannot be applied for. 
 
Kind Regards, 
 
Richard Kendrew 
Infrastructure Officer 
Babergh District & Mid Suffolk District Council – Working Together 
01449 724563 
www.babergh.gov.uk & www.midsuffolk.gov.uk 
 
-----Original Message----- 
From: planningyellow@baberghmidsuffolk.gov.uk <planningyellow@baberghmidsuffolk.gov.uk>  
Sent: 02 June 2020 12:30 
To: Infrastructure Team (Babergh Mid Suffolk) <Infrastructure@baberghmidsuffolk.gov.uk> 
Subject: MSDC Planning Re-consultation Request - DC/18/02146 
 
Please find attached planning re-consultation request letter relating to planning application - 
DC/18/02146 - Land To The North And West Of, School Road, Elmswell, 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.  

http://www.babergh.gov.uk/
http://www.midsuffolk.gov.uk/
mailto:planningyellow@baberghmidsuffolk.gov.uk
mailto:planningyellow@baberghmidsuffolk.gov.uk
mailto:Infrastructure@baberghmidsuffolk.gov.uk


 
Philip Isbell 
Corporate Manager - Development Manager 
Planning Services 
Mid Suffolk District Council 
Endeavour House 
8 Russell Road 
Ipswich 
Suffolk IP1 2BX 
 

Enquiries to: James Rolfe 
       Direct Line:  01284 741225 

      Email:   James.Rolfe@suffolk.gov.uk 
Web:   http://www.suffolk.gov.uk 
 
Our Ref: 2018_02146 
Date:  1st July 2020 

 
For the Attention of John Pateman-Gee 
 
 
Dear Mr Isbell  
           
Planning Application: DC/18/02146 Land To The North And West Of School Road 
Elmswell: Archaeology          
         
Archaeological evaluation in the form of geophysical and a trenched surveys have already 
taken place over the proposed development area (PDA). These surveys identified a small 
number of archaeological heritage assets focused on early post-medieval industrial activities 
that do require further archaeological work to mitigate their destruction by the development. 
Preservation by record through an archaeological excavation is considered the most 
appropriate form of mitigation in this case. 
 
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 141), 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 

The Archaeological Service 
 _________________________________________________ 

 

Resource Management 
Bury Resource Centre 
Hollow Road 
Bury St Edmunds 
Suffolk 
IP32 7AY 
 



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. Archaeological site investigation and recording must be carried out in accordance with the 
approved Written Scheme of Investigation and completed prior to the commencement of the 
development, or in such other phased arrangement, as agreed and approved in writing by 
the Local Planning Authority. 
  
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 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 excavation will be required before any groundworks 
commence. 
 
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, 
 
 
James Rolfe 

 
Senior Archaeological Officer 
Conservation Team 
 

 

http://www.suffolk.gov.uk/archaeology/


 
-----Original Message----- 
From: James Rolfe Sent: 03 June 2020 12:10 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: RE: MSDC Planning Re-consultation Request - DC/18/02146 
 
Dear Planning,  
 
Our advice remains the same, see attached. 
  
Regards 
 
James Rolfe 
Senior Archaeological Officer 
 
Suffolk County Council Archaeological Service 



 
Philip Isbell 
Corporate Manager - Development Manager 
Planning Services 
Mid Suffolk District Council 
Endeavour House 
8 Russell Road 
Ipswich 
Suffolk IP1 2BX 
 

Enquiries to: James Rolfe 
       Direct Line:  01284 741225 

      Email:   James.Rolfe@suffolk.gov.uk 
Web:   http://www.suffolk.gov.uk 
 
Our Ref: 2018_02146 
Date:  29 May 2018 

 
For the Attention of Elizabeth Thomas 
 
 
Dear Mr Isbell  
           
Planning Application: DC/18/02146 Land To The North And West Of School Road 
Elmswell: Archaeology          
         
Archaeological evaluation in the form of geophysical and a trenched surveys have already 
taken place over the proposed development area (PDA). These surveys identified a small 
number of archaeological heritage assets focused on early post-medieval industrial activities 
that do require further archaeological work to mitigate their destruction by the development. 
Preservation by record through an archaeological excavation is considered the most 
appropriate form of mitigation in this case. 
 
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 141), 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 

The Archaeological Service 
 _________________________________________________ 

 

Resource Management 
Bury Resource Centre 
Hollow Road 
Bury St Edmunds 
Suffolk 
IP32 7AY 
 



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. Archaeological site investigation and recording must be carried out in accordance with the 
approved Written Scheme of Investigation and completed prior to the commencement of the 
development, or in such other phased arrangement, as agreed and approved in writing by 
the Local Planning Authority. 
  
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 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 excavation will be required before any groundworks 
commence. 
 
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, 
 
 
James Rolfe 

 
Senior Archaeological Officer 
Conservation Team 
 

 

http://www.suffolk.gov.uk/archaeology/


-----Original Message----- 
From: Water Hydrants <Water.Hydrants@suffolk.gov.uk>  
Sent: 02 June 2020 14:31 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: MSDC Planning Re-consultation Request - DC/18/02146 
 
FAO:  John Pateman-Gee 
 
Fire Ref.:  F310976 
Location:  Land To The North And West Of, School Road, Elmswell, Suffolk   
 
 
 
Good Afternoon, 
 
Thank you for your email regarding the re-consultation of the above planning application/location. 
 
We note that our original letter has been published.  The comment from the Suffolk Fire and Rescue 
Service will not change.   We will require a Condition for the installation of Fire Hydrants. 
 
If you have any queries, please let us know. 
 
 
 
Kind regards, 
Andrea Stordy 
BSC 
Admin to Water Officer 
Engineering 
Fire and Public Safety Directorate 
Suffolk County Council 
3rd Floor, Lime Block 
Endeavour House 
Russell Road 
IP1 2BX 
 
Tel.:  01473 260564 
Team Mailbox:  water.hydrants@suffolk.gov.uk 
 
 
 
 
 
-----Original Message----- 
From: Fire Business Support Team <Fire.BusinessSupport@suffolk.gov.uk>  
Sent: 02 June 2020 12:34 
To: Water Hydrants <Water.Hydrants@suffolk.gov.uk> 
Subject: FW: MSDC Planning Re-consultation Request - DC/18/02146 
 
FYA 
 

mailto:water.hydrants@suffolk.gov.uk
mailto:Fire.BusinessSupport@suffolk.gov.uk
mailto:Water.Hydrants@suffolk.gov.uk


 
Business Support Team  
 
Tel:01473 260588 
Email: fire.businesssupport@suffolk.gov.uk 
 
-----Original Message----- 
From: planningyellow@baberghmidsuffolk.gov.uk <planningyellow@baberghmidsuffolk.gov.uk>  
Sent: 02 June 2020 12:33 
To: Fire Business Support Team <Fire.BusinessSupport@suffolk.gov.uk> 
Subject: MSDC Planning Re-consultation Request - DC/18/02146 
 
Please find attached planning re-consultation request letter relating to planning application - 
DC/18/02146 - Land To The North And West Of, School Road, Elmswell, 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. 
For more information on how we do this and your rights in regards to your personal information and 
how to access it, visit our website. 
 

tel:01473
mailto:fire.businesssupport@suffolk.gov.uk
mailto:planningyellow@baberghmidsuffolk.gov.uk
mailto:planningyellow@baberghmidsuffolk.gov.uk
mailto:Fire.BusinessSupport@suffolk.gov.uk
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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: FS/F310976  
  Enquiries to: Angela Kempen 
  Direct Line: 01473 260588 
  E-mail:  Fire.BusinessSupport@suffolk.gov.uk 

   Web Address: http://www.suffolk.gov.uk 

    

    Date:  29/05/2018 

 
 
 
Dear Sirs 
 
Land to North and West of School Road, Elmswell IP30 9BW 
Planning Application No: DC/18/02146 
 
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. 

Continued/  
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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:  PDL1 
 
Copy: Richard Brown Planning Ltd, 18 Redwood, Burnham, Buckingham SL1 8JN 
 Enc:  Sprinkler information 
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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:              ENG/AK 

  Enquiries to:        Mrs A Kempen 
  Direct Line:          01473 260486 
  E-mail:                 Angela.Kempen@suffolk.gov.uk 

   Web Address       www.suffolk.gov.uk 

    

    Date:                    29 May 2018 

 
Planning Ref: DC/18/02146 
 
Dear Sirs 
 
RE: PROVISION OF WATER FOR FIRE FIGHTING 
ADDRESS: Land to North and West of School Road, Elmswell IP30 9BW 
DESCRIPTION: 105 dwellings 
NO: HYDRANTS POSSIBLY REQUIRED: Required 
 
If the Planning Authority is minded to grant approval, the Fire Authority will request 
that 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, the Fire Authority will 
request that fire hydrants be installed retrospectively on major developments if it can 
be proven that the Fire Authority was not consulted at the initial stage of planning. 
 
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/ 
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Should you require any further information or assistance I will be pleased to help.

Yours faithfully

Mrs A Kempen
Water Officer



From: Water Hydrants <Water.Hydrants@suffolk.gov.uk>  
Sent: 30 June 2020 07:59 
To: BMSDC Planning Area Team Yellow <planningyellow@baberghmidsuffolk.gov.uk> 
Subject: FW: MSDC Planning Re-consultation Request - DC/18/02146 
 
Planning Application:  DC/18/02146 
Location:  Land to the North and West of School Road, Elmswell, Suffolk Fire Ref.:  F310976 
 
 
 
Good Morning, 
 
Thank you for your email regarding the re-consultation of the above. 
 
The original comment made by the Suffolk Fire and Rescue Service will remain in place.  We will 
require a Condition for the installation of Fire Hydrants. 
 
If you have any queries, please email them to us. 
 
 
Kind regards, 
Andrea Stordy 
BSC 
Admin to Water Officer 
Engineering 
Fire and Public Safety Directorate 
Suffolk County Council 
3rd Floor, Lime Block 
Endeavour House 
Russell Road 
IP1 2BX 
 
Tel.:  01473 260564 
Team Mailbox:  water.hydrants@suffolk.gov.uk 
 

mailto:water.hydrants@suffolk.gov.uk
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