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1. Summary 

Proposal 

1.1. This application seeks outline planning permission with all matters reserved apart from 
access, for a phased development comprising: the erection of up to 35 custom/self-build 
homes (plots), including 12 affordable homes; public open space that will include equipped 
play and multi-use games area, landscaping, and other associated infrastructure. 
 

mailto:rachel.lambert@eastsuffolk.gov.uk


Reason for committee 

1.2. The application is to be determined by Planning Committee South due to the planning 
history associated with the site and level of significant public interest.  
 
Summary  

1.3. This application has been submitted by Leaper Land Promotion following a recent refusal 
for a larger number of homes on the same site. The previous application (ref. 
DC/20/2236/OUT), which sought to deliver up to 49 dwellings, was refused at Planning 
Committee South on 24 May 2022 due to exceeding the ‘approximately 30 dwellings’ 
criteria set out by policy FRAM25, as well as the subsequent loss of green spaces – listed as 
assets of community value – due to the proposed realignment of Victoria Mill Road for 
highway improvement works. 
 
Principle and timing of development 

1.4. The principle of residential development remains established by policy FRAM25 of the 
Framlingham Neighbourhood Plan (made March 2017) which allocates the site for 
approximately 30 dwellings in the second half of the plan period (i.e., delivery of homes 
from 2025 onwards). With regard to development timeframes, given that this is an outline 
application that requires the submission of reserved matters detail, as well as the delivery 
of off-site works prior to commencement, it is estimated that the occupancy of homes 
could be consistent with the prescribed timing.  
 
Quantity of dwellings 

1.5. This application proposes the delivery of up to 35 dwellings, which is consistent with the 
neighbourhood plan policy wording of ‘approximately 30’, as prescribed within policy 
FRAM25. An indicative land use parameter plan submitted with the application indicates 
the site area allows for the incorporation of open space, drainage, and perimeter 
connectivity with a developable area of approximately 1.86 hectares remaining for ‘up to 
35’ houses and associated infrastructure. Whilst there is minimal layout detail submitted 
with this application, reference has been made to the detailed plans submitted under the 
previous application (DC/20/3326/OUT) which demonstrate that when taking into account 
the worst-case scenario in terms of drainage requirements, the inclusion of play/open 
space and perimeter accesses, the remaining area could reasonably accommodate the 
proposed quantity of dwellings at a reasonable density for a suburban setting.  

 
1.6. The reduction in proposed dwellings directly addresses concerns relating to previous 

deviation from the allocation policy and is now in-line with an upper-limit of 
‘approximately 30’. Given that the proposal states 35 dwellings as an ‘up to’ limitation, the 
Council has the ability via the reserved matters stages to require a lesser number of homes 
if required to achieve good design appropriate for its location.   

 
Assets of community value 

1.7. Two areas of green space alongside Victoria Mill Road were granted by East Suffolk Council 
as Assets of Community Value as the recreational use of the two land parcels are 
considered to further social well-being and local community social interests. However, it is 
also noted by the local planning auhtority that the two areas are grass verge within the 
highway boundary and that over the years they have also been used for informal car parking.  
 



1.8. The impact to the ACV areas shall be assessed both in terms defined loss of area and 
whether the proposal still provides for the continued use of green spaces for community 
activities. An illustrative drawing has been submitted highlighting the variation between 
the existing and proposed road alignment, including a spatial comparison of the green 
spaces along the related section of Victoria Mill Road. It demonstrates that the combined 
net loss of green space/ACV area is approximately 56 sq. m, with an area of new green 
space proposed immediately north of The Granary that the community are able to use for 
continued social well-being and local community social interests. Whilst there is a physical 
loss of ACV area due to displacement and the incorporation of highway features, the 
impact on the continued use of such areas is thought to be minimal.  
 

1.9. In the previous application, Planning Committee South deemed the loss of green space as 
being contrary to policy SCLP8.1 of the East Suffolk Council Suffolk Coastal Local Plan 
(2020), which advises "proposals to change the use, or redevelop for a non-community use, 
a facility registered as an asset of community value, will not be permitted".  
 

1.10. This aspect of the proposal remains due to the advice provided by the highway authority, 
which states that the off-site mitigation measures are required regardless of the size of 
development: 
 

“This application has a reduced number of dwellings on the Local Plan allocated site than 
the previous application DC/20/3326/OUT, however it should be noted that any mitigation 
measures to enable the construction and use of this site should be the same, whether a 
smaller or larger amount of dwellings is applied for.” – consultation response dated 3 
October 2022. 
 

1.11. The stance from the highway authority results in a policy allocation which could be 
deemed undeliverable without such realignment measures. Consequently, the delivery of 
any density of development on the site would result in the impact/loss of the 
aforementioned ACV’s and would therefore still remain contrary to policy SCLP8.1. This 
conflict between local plan policy SCLP8.1 and neighbourhood plan policy FRAM25 
requires the planning authority to assess their planning judgement, weighing the benefits 
of the allocation scheme against the impact/loss of ACV’s. 

 
1.12. Later in this report the relevance of SCLP8.1 is also questioned in respect of the 

‘community facility’ status of the green areas but for the sake of consistency with previous 
decision making, policy assessment against SCLP8.1 has been maintained.  
 

1.13. Overall, it is therefore considered that greater weight could be given to the provision of 
housing on an allocated site and the subsequent benefits of the provision of a 
neighbourhood equipped area of play (NEAP) and other new landscaped space than to the 
net loss and displacement of the existing green areas and the status of those under 
SCLP8.1, because the purpose of the reduction allows for the implementation of housing 
delivery that is positively planned for in the neighbourhood plan through an allocation. 
 
 
 
 



Recommendation 

1.14. The recommendation put before Planning Committee South is: 
 

Authority to approve subject to: 
 

• agreement of a ‘Grampian condition’ requiring highway improvements prior to 
development or other operations;  

• agreement of all required planning conditions; and  

• the completion of a s106 legal agreement (detailing highway improvement works, 
affordable housing provision, self-build and custom-build strategy, and a contribution 
to the Suffolk Coast RAMS).  

 
 

2. Site description 

2.1. The subject site comprises a parcel of land south of Victoria Mill Road, measuring 
approximately 2.6 hectares. It currently forms Grade 2/3 agricultural land and is allocated 
within the Framlingham Neighbourhood Plan under policy FRAM25 for the purpose of 
housing.  
 

2.2. The surrounding environment comprises agricultural fields to the south, an area of grazing 
land to the west, and residential properties to north and east. Topographically the site is 
relatively flat, sloping gently down from north west to south east (average gradient 1:40). 
It is located within Flood Risk 1 zone, which the Environment Agency defines as having a 
low probability of flooding. A public right of way (Footpath 50) is located at the north-
western corner of the site and continues south-westerly from Victoria Mill Road. 
 

2.3. The Suffolk Coastal Landscape Character Assessment identifies the site as being located 
within the Ore Valley Landscape Character Area, which is described as a gently rolling 
arable landscape in moderate condition. The site has a partly edge of settlement character 
as a result of the existing development to its north and east.  
 

2.4. The site falls within the Zone of Influence (ZOI) of four European protected sites (Sandlings 
Special Protection Area (SPA), Deben Estuary SPA, Alde-Ore Estuary SPA, and Alde-Ore & 
Butley Estuaries Special Areas of Conservation). Indirect effects upon these designations 
will be addressed as part of the Habitat Regulations Assessment (HRA) process, which 
accompanies this application. 
 

2.5. The nearest heritage designation is a Grade II Listed building (Round House, Station Road) 
sited approximately 185 metres to the north east, with Framlingham Conservation Area 
located approximately 180 metres to the north east, and the Scheduled Monument of 
Framlingham Castle (along with its associated landscape including the mere, town ditch 
and Anglo-Saxon cemetery) located approximately 0.6 kilometres to the north of the site.  
 

2.6. As recorded on the county’s Historic Environment Record, to the immediate north of the 
site is Victoria Mill, a post mill erected in 1712, replaced by tower mill in 1843 which was 
subsequently demolished in 1935 (Monument record FML 024). Despite being noted as a 
recorded monument, there is no statutory obligation to consult Historic England – as per 
their published guidance.  The former mill buildings and the related road alignment have 

https://historicengland.org.uk/content/docs/planning/proposals-for-development-management/


valued character but are not seen by the local planning authority to have ‘non-designated 
heritage asset’ status. 

 
 

3. Planning history 

3.1. There are no known extant or expired planning permissions associated with this site; 
however, there are two refusals:  
 

• an historic refusal (ref. E/11616) for ‘residential development, O.S 746 and 748, 
Victoria Mill Road, Framlingham’; and  
 

• a recent refusal (ref. DC/20/3326/OUT) for ‘outline application with all matters 
reserved apart from access: a phased development, including the erection of up to 49 
self/custom-build homes (plots), with the development to include 16 affordable 
homes, public open space that will include equipped play and multi-use games area, 
landscaping, and other associated infrastructure’, which was refused for the following 
reasons: 
 
The site is allocated for housing under policy FRAM25: Land off Victoria Mill Road 
within Framlingham Neighbourhood Plan (made March 2017) for the development of 
approximately 30 dwellings. This outline application for up to 49 dwellings exceeds this 
indicated amount and is therefore contrary to policy FRAM25. The proposal also 
includes off site road re-alignment works that would result in the loss of one area of 
grass highway verge which is listed as an Asset of Community Value (ACV). This change 
of use is contrary to policy SCLP8.1: Community Facilities and Assets of the East Suffolk 
Council Suffolk Coastal Local Plan (2020), which advises "proposals to change the use, 
or redevelop for a non-community use, a facility registered as an asset of community 
value, will not be permitted". Overall, the conflict of these policies outweigh any other 
benefit of the proposed development. 
 
Note: Matters raised within this refusal will be addressed accordingly throughout the 
report.  

 

3.2. Pre-application planning advice was previously sought by the applicant prior to submitting 
the preceding application along with an Environmental Impact Assessment (EIA) screening 
opinion request (DC/19/3042/EIA), which concluded an EIA was not required.  

 
 
4. Proposal 

4.1. This outline application - with all matters reserved apart from access, for a phased 
development comprising the erection of up to 35 custom/self-build homes (plots), 
including 12 affordable homes; public open space that will include equipped play and 
multi-use games area, landscaping, and other associated infrastructure - has been 
submitted by the applicant of the previously refused scheme and seeks to address the 
matters of material concern raised within the refusal reasoning.  

 



4.2. Re-alignment works to Victoria Mill Road are still proposed outside the site boundary.  As 
shown on drawing 215077-CCL-XX-XX-DR-C-0001 Rev. P06, these works include an 
extension to Clarkes Drive to link with the highway re-alignment, a new footway to tie into 
existing at the vehicle crossover, pedestrian crossings east and west of the proposed site 
access, and a footway to link into the development and onward towards the public right of 
way.  
 

4.3. As indicated on the proposed site plan (LLF-PTE-ZZ-00-DR-A-10010 Rev. G) accesses 
comprise: 
 

- A singular vehicular (and pedestrian) site access along the northern boundary via 
Victoria Mill Road.  

- A pedestrian and cycle access form from the existing access (which is to be stopped up) 
in the north eastern corner of the site.  

- An agricultural access along the southern boundary of the site.  
 
4.4. A submitted indicative land use parameter plan (drawing number: LLF-PTE-ZZ-00-DR-A-

10014 Rev. B) indicates the following land uses on the site: 
 

• Open space and equipped area of play – 2,676 sq. m. 

• Green open space – 1,156 sq. m. 

• Drainage basin (including 3m easement) – 3,768 sq. m. (plus 3m easement)  

• Developable area – 1.607 hectares (16,070 sq. m.) 
 

4.5. It also includes a proposed pedestrian and cycle network around the perimeter of the site, 
with two access points along the northern boundary and safeguarding a possible 
connection to the existing shared cycle link to the east (outside the site boundary); and an 
indicative internal road hierarchy layout.  

 
4.6. The following documents/plans that form the full suite of submission documents in 

support of the application: 
 

• Site location plan (LLF-PTE-ZZ-00-DR-A-10001 Rev. B)  

• Existing site plan (LLF-PTE-ZZ-00-DR-A-10003 Rev. C) 

• Proposed site plan (LLF-PTE-ZZ-00-DR-A-10010 Rev. G)  

• Indicative Land Use Parameter Plans (LLF-PTE-ZZ-00-DR-A-10014 Rev. B) 

• Proposed highway upgrades to Victoria Mill Road [including site access] plan (215077-
CCL-XX-XX-DR-C-0001 Rev. P06) 

• Design & Access Statement (dated July 2022) 

• Planning Statement (by Rural Solutions, dated 14 July 2022) 

• Preliminary Ecological Appraisal (ref. CSA/3828/04 - by CSA Environmental, dated 
August 2022) 

• Transport Assessment (ref. 215077 - by Canham Consulting, dated July 2022) 

• Flood Risk Assessment (ref. 215077 – by Canham Consulting, dated July 2022) 

• Drainage Note (Rev. P01 – by Canham Consulting, dated 9 September 2022) 

• Phase 1 Contaminated Land Assessment (ref. 215077 – by Canham Consulting, dated 
July 2022) 

• Supplementary letter from Leaper Land Promotion re. ACV’s 



• Illustration indicating existing and proposed road layout along Victoria Mill Road 
 

4.7. Documents that have been submitted which have not been updated since the previous 
submission but are still taken into account are: 
 

• Statement of Community Involvement (by Rural Solutions, dated August 2020) 

• Self-Build Needs Assessment (by Iceni Projects Limited, dated August 2020) 

• Landscape and Visual Impact Assessment (ref. CSA/3828/03 – by CSA Environmental, 
dated July 2020) – includes update note referencing revisions 

• Arboricultural Impact Assessment (by Barton Hyett Associates, dated July 2020) 

• Heritage Desk-Based Assessment (ref. CSA/3828/05 – by CSA Environmental, dated 
August 2020) 

 
 
5. Consultations/comments 

5.1. At the time of writing this report, a total of 70 third-party response were received, all of 
which have objected to the development. Concerns raised within the objections are 
summarised below: 

 

Highway safety/traffic impacts:  

• Unsuitability of access via Victoria Mill Road due to the narrow/blind bends. 

• Highway changes to road layout unnecessary and the realignment of road would lead 
to increased highway safety concerns. 

• The proposed road straightening would not lead to an increase in widths and 
pedestrian safety not accounted for (footpath widths not legally compliant). 

• The development would lead to increased traffic/congestion within the area, which in 
turn would lead to increased noise and air pollution. 

• The lack of public transport results in a further reliance on car travel – exacerbated 
further due to no local employment. 

• Concerns relating to construction traffic impacts, in terms of environmental and 
highway safety impacts – particular reference to the nearby children’s nursey.  

• Subsequent loss of green spaces designated as Assets of Community Value. 

• Land ownership dispute relating to green verge alongside the northern elevation of The 
Granary. 

• Submitted plans do not indicate accurate highway measurements. 

• Potential impact on heritage features and archaeology.  

• Parking provision unknown – development likely to lead to overspill parking on Victoria 
Mill Road.  
 

Overdevelopment/lack of infrastructure:  

• Framlingham has already exceeded the planned number of homes for the period up to 
2031 – further development will lead to a loss of identity, leaving Framlingham poorer 
and dilution of community. 

• Overall lack of amenities within the town to serve further development.  

• Additional pressure will be placed on local services/infrastructure.   

• The loss of open countryside will negatively impact of biodiversity and wildlife. 



• What is actually needed is: suitable/accessible play provision, a youth club, community 
centre, mitigation measure to reduce CO2.  

• Concern that the inclusion of agricultural access to southern extent shows intent for 
further development. 
 

Design and conservation: 

• Lack of information submitted to inform whether the proposal is adequately designed, 
particularly with reference to the sensitive site boundaries. 

• Scale and type of proposal exceeds policy expectations in terms of density/quantity of 
housing.  

• Concern regarding the impact on the historic importance of the Victoria Mill buildings, 
green verges due to the proposed road alignment.  

• No evidence of self-build demand provided.  

• Self/custom-build does not appropriately meet affordable housing requirement - 
concerns regarding CIL implications.  

• Unclear and lack of commitment regarding pedestrian and cycle routes.  

• The effect of an application on the significance of a non-designated heritage asset (The 
Mill House) should be taken into account. 
 

Flood risk/drainage: 

• Concern regarding flooding and suitability of proposed drainage systems (inc. drainage 
and sewerage).  

 
Other comments: 

• Contrary to policy FRAM25 in terms of timescales of delivery. 

• Contrary to Suffolk Design Guide Shape of Development Highways specifically Section 
3. 

• Contrary to pavement and pedestrian access in FRAM14. 

• Sewer system in Victoria Mill Road is at capacity already and is not suitable for 
connection of further houses. 

• Water supply to Victoria Mill Road is inadequate and unsuitable for drinking. 

• The access issues the road is not compliant with required fire safety regulations for 
new building projects. 

• No significant material changes to overturn previous refusal. 
 

Note: All neighbour responses are available to view in full on Public Access.  
 

5.2. Alongside the third-party comments referenced above, a petition has been signed by 276 
people who object to planning application raising concerns included amongst those above. 

 

Reconsultation 

5.3. Due to the submission of amended plans following discussions with the highway authority 
and lead local flood authority (as listed below), further reconsultation was requested in the 
interest of fairness to ensure all consultees were aware of the updates - this is consultation 
period ended on 19 October 2022.  
 

5.4. The aforementioned plans are noted below:  
 

https://publicaccess.eastsuffolk.gov.uk/online-applications/
https://www.change.org/p/save-our-green-on-victoria-mill-road


• Existing site plan - LLF-PTE-ZZ-00-DR-A-10003 Rev. C 

• Proposed site plan - LLF-PTE-ZZ-00-DR-A-10010 Rev. F  

• Indicative Land Use Parameter Plan - LLF-PTE-ZZ-00-Dr-A-10014 Rev. A  

• Proposed highway upgrades to Victoria Mill Road – 215077-CCL-XX-XX-DR-C-0001 Rev. 
P06 (note: submitted as an individual plan [was contained with the Transport 
Assessment]).  

• Illustration of existing and proposed road alignment (note: included on the previous 
application and resubmitted to demonstrate the proposed alignment changes). 

 
5.5. Further plan updates have since been received that ensure the root protection areas and 

tree retention as indicated on the proposed site plan and indicative parameter plan align 
with the content of the submitted Arboricultural Impact Assessment. The updated plans 
are refenced below: 
 

• Proposed site plan - LLF-PTE-ZZ-00-DR-A-10010 Rev. G  

• Indicative Land Use Parameter Plan - LLF-PTE-ZZ-00-Dr-A-10014 Rev. B 
 

5.6. Further responses and any additional matters of material consideration raised will be listed 
accordingly within the committee update sheet. 

 

6. Consultees 

6.1. All consultation comments received are collated within one table – with the respective 
consultation start dates and date reply received listed – and full responses are available to 
view on Public Access.  

 
 

Consultee Date consulted Date reply received 

Framlingham Town Council 8 August 2022 
22 September 2022 
5 October 2022 

8 September 2022 
27 September 2022 
18 October 2022 

Summary of comments: 
 

8 September 2022 
“Framlingham Town Council OBJECTS to this application for the following reasons.  
 
It is not clear why the application can be accepted by ESC when there are documents submitted for 
consideration which clearly do not relate to the application under consideration and many of the 
documents submitted refer to a previous application. Many of these refer to a development of up 
to 49 houses and not 35. Last year Framlingham Town Council submitted an application to ESC 
(DC/21/2900/LBC) which was rejected because of lack of detail and the Town Council does not 
understand why this application has also not been rejected because of a similar case of incorrect 
documentation submitted.  
 
This application does not have a site layout plan showing how the 35 houses will be located, and 
there is insufficient clarity about the new and changed application. The application must be 
rejected until adequate information is provided.  
 

https://publicaccess.eastsuffolk.gov.uk/online-applications/simpleSearchResults.do?action=firstPage


Significant material changes from the earlier application, and add to the Town Council’s objection 
to this application include:  
 
It now appears that the grass verge along the dwelling ‘The Granary’ is in private ownership, and 
this appears to be accepted by Suffolk County Council Highways. This significantly narrows the 
available area for a road to be improved.  
 
A material change in the situation from the previous application is the status of the parcel of land 
where the developers proposes to change the road layout. This parcel of land is an asset of 
community value. It is one of the two main reason why the previous application was rejected by 
ESC and for this reason alone this application should be rejected. East Suffolk’s Council’s Local Plan 
could not be clearer when it comes to the protection and status afforded to ACVs. Policy SCLP8.1 
states that proposals to change the use or redevelop an ACV will not be permitted.  
 
The application is contrary to Framlingham Neighbourhood Plan (NP) Policies FRAM25 and FRAM1 
which specify “approximately 30 dwellings” and “generally sites of up to 30 dwellings”.  
 
The application is further contrary to FRAM25 which specifies development “after 2025”, that is 
not before 2026.  
 
FRAM25 also requires suitable vehicle access, which appears is not possible as road widening and 
realignment is not possible.  
 
Failure to provide biodiversity net gain - Paragraph 174 of the National Planning Policy Framework 
2021 states that planning decision should “providing net gains for biodiversity”. ESC Policy 
SCLP10.1 (Suffolk Coastal Local Plan) Biodiversity and Geodiversity states that “New development 
… should provide a biodiversity net gain that is proportionate to the scale and nature of the 
proposal.” Natural England advice on securing net gain states that net gains should be calculated 
and secured at outline stage. No commitment to deliver net gains is made through this application.  
 
Local Plan policy SCLP12.1 states that Fram is not required to have further housing beyond the 
Neighbourhood Plan allocation until 2031. Framlingham has already exceeded the plan allocation, 
and so there is no pressure to go beyond policy numbers before 2031, let alone before 2026. In 
support of these later dates, the Local Plan emphasises (§12.268 et seq) the detrimental impact 
that development outside plan numbers has had in Framlingham, and that the infrastructure has 
not been able to keep pace. The reduction in the number of houses does not mitigate this: the 
application remains contrary to the Local Plan.  
 
Our previously lodged objection (6th June 2021, copied below) to the earlier application equally 
apply to this objection to this application, noting that the sole change from that early application 
to the new application is the number of houses proposed. We further express our concern at the 
delay in publishing this application. The applications was received on 15th July and apparently 
validated the same day (without adequate information on layout and with obsolete and inaccurate 
and contradictory documents), but only published 4 weeks later. For a contentious application, 
such a delay into a holiday month when many are on holiday is highly regrettable. Town Council 
considers that this application must be considered by ESC Planning Committee and not delegated 
to Planning Officers as there are numerous issues of policy involved in this application, and major 
precedents would be set by this application.” 



 
 
Previously lodged objection – 6 June 2021 
“Framlingham Town Council objected to this proposal in September 2020. The additional and 
revised documents posted by the applicant since then do not materially alter its objections. We 
note that there is very substantial objection (in fact hostility) to the proposal from many residents 
of Framlingham.  
 
It has become clear that access to this development along Victoria Mill Road is not possible while 
maintaining legal widths of road and pavement, and would be grossly unsafe. (There has been an 
accident this week between a commercial goods vehicle and a cyclist on this stretch of road, 
leading to hospitalisation of the cyclist.) On-site measurements and other investigations have 
shown that SCC Highways mapping records of road widths and ownership of surrounding verges 
are substantially incorrect. FRAM25 – the policy basis for development on this site – is dependent 
on “the provision of appropriate vehicle access into the site from Victoria Mill Road”, and it is now 
clear that this provision cannot be met.  
 
Access to a new development via Victoria Mill Road is unsafe, contrary to the Suffolk Design Guide 
(especially Section 3, by a large margin, explained below) and contrary to The Disability 
Discrimination Act 1995 (DDA). It is especially inappropriate for a self-build development, which 
results in a higher level of construction traffic over a longer period.  
This application must not be granted, and in the event that Planning Officers are “Minded to 
Approve”, the very substantial Material Considerations against this development and the high level 
of public concern require that this matter should be determined by ESC Planning Committee where 
public positions may be heard. The safety issues relating to access via Victoria Mill Road must be 
given priority.  
 
We reiterate our earlier objections, including amendments and additions in the light of new 
evidence.  
 

Nature and scale of the proposed development  
1. The application is contrary to Framlingham Neighbourhood Plan (NP) Policies FRAM25 and 

FRAM1 because the policies determines that the site is suitable for approximately 30 
dwellings, not 49 or 50, a very substantial increase, and the timescale specified is beyond 
2025. This is dependent on “the provision of appropriate vehicle access into the site from 
Victoria Mill Road”, which it is now clear is not possible.  

2. FRAM25 needs to be read in the context of FRAM1, which states: a. ” Development 
proposals within the physical limits boundary will be supported where they are of a size 
appropriate to the scale and grain of the town (generally sites of up to 30 dwellings) and 
subject to compliance with the other policies in the development plan.” b. With supporting 
text: “The additional housing growth allocated in this Plan will be delivered on sites that 
meet the community’s preference for a small or medium size, up to 30 dwellings, since 
these provide best fit with the scale and grain of the town and its infrastructure. These site 
allocations reflect the preferred options as consulted upon with the community of 
Framlingham.” (set out in detail in ‘Sustainability Appraisal incorporating Strategic 
Environmental Assessment May 2016’)  

3. The development site is at the edge of the physical limit boundary, and as adjacent to open 
countryside where a hard edge of high-density development is inappropriate. The density 



figures supplied by the applicant appear to be for the entire site, including amenity, SuDS 
and other open space areas. The Local Plan states (5.15): “Areas outside of the defined 
Settlement Boundaries of the Major Centres, Market Towns, Large Villages and Small 
Villages are defined as Countryside”. As such, any development should form a transition 
between the rural environment and a more suburban setting.  

4. Framlingham has already exceeded plan numbers of new dwellings for the period to 2031, 
and the additional 100 dwellings proposed in the new Local Plan should apply after 2031. 
This should be considered with “Settlement Sensitivity Assessment Volume 2: Suffolk 
Coastal Settlements”, July 2018 (part of the evidence base for the Suffolk Coastal Local Plan 
(2018-2036) evidence base. This concludes that, after substantial recent development in 
Framlingham, there is little scope for development on higher land on the fringe of existing 
development: a. From that document: “There is a significant amount of housing 
development underway within the town [Framlingham] which will have a characterising 
effect and alter the relationship of the town to the surrounding landscape”, b. And: 
“Overall, this assessment has concluded that the fringes of the town offer little opportunity 
for further development without compromising natural landscape limits.”  

5. Supporting this, the ESC Suffolk Coastal Local Plan states (12.271): “In recent years, 
Framlingham has seen significant residential development allowed through appeals which 
has resulted in sites coming forward outside of the plan led approach. The individual sites 
have collectively had a detrimental impact on the provision of infrastructure in the town 
which has not been able to keep pace with current demands” and (12.268): “It is therefore 
not considered necessary for this Local Plan to allocate further development in the town”. 

6. The housing mix does not meet NP policy FRAM3.  
7. The application does not make clear whether the parking standards of FRAM17 and the SCC 

Suffolk Guidance for Parking (Third Edition, May 2019) are adhered to. In addition, it is not 
clear if there is provision for disabled parking (nor whether the design as a whole and the 
Design Code meet the accessibility requirements in Building Regs M4(1) “Visitable 
Buildings”; this needs to be clarified).  

8. The application is likely to lead to overspill parking on Victoria Mill Road, which is too 
narrow for on-street parking.  

9. The land proposed for the land straightening is a possible location for the early mill 
associated with the 13th Century Castle (this is not the eponymous Victoria Mill of the 19th 
Century). This is hitherto undeveloped land, and a thorough archaeological survey of this 
triangular plot is essential before any application is considered. The development site itself 
is of potential significant archaeological interest and Suffolk Archaeology have stated that a 
proper and full survey of both of these sites must be carried out.  
 
Self-build issues  

10. The application is for self-build, which is not appropriate to meet the Affordable Housing 
requirement (FRAM25 and other NP and Local Plan policies), as there is no certainty that 
those affordable houses will be built.  

11. The indications of the demand for self-build in Framlingham suggest a likely take-up of no 
more than 25 dwellings (we understand that there are currently only 25 expressions of 
interest for self-build in Framlingham), meaning that after a period the plots would revert 
to the developer to build (ESC Local Plan SCLP5.9). It is unlikely that all 25 expressions of 
interest for Framlingham would be for houses on a development like this (we have spoken 
to a sample of those interested in self-build, and this suggests limited interest in this 
development). There seems to be a disconnect between the self-build register and the 



actual demand for plots. The PPG Self Build and Custom Housebuilding requires that 
Councils assess and review data held, and collect additional data to understand the need 
for self-build to avoid double counting.  

12. The ESC Local Plan consultation found evidence that partially developed self-built sites are 
not an attractive proposition to developers, and this may result in a long-term blight on the 
site, which is a Material Consideration in this Outline Application (Satnam Millenium Ltd v 
SSHCLG [2019]).  
 
Highway access issues  

13. The application does not satisfactorily address highways issues raised by SCC Highways or 
NP Policy FRAM16. There is poor visibility for traffic on the road, the road is very narrow, 
and there are a number of bends with tight turning radii that are unsuitable for 
construction or other HGV traffic. The proposal to straighten one section of Victoria Mill 
Road removes only one bend, leaving several other sharp bends on a narrow access road. 
This leaves several points of danger for pedestrians where there is no room for footpaths 
on both sides. It should be noted that on-site measurements at the bend by The Granary 
show the road to be significantly narrower than the applicant’s figures, and the Highways 
mapping information also appears to be inaccurate. At this point, the road is a maximum of 
4.4m wide. Even at 4.4m, this is unsuitable as an access road for a development of more 
than 25 houses. (Suffolk Design Guide Shape of Development Highways specifically Section 
3.)  

14. However, the pavement does not meet DDA requirements, and if widened to 2m (Dept. of 
Transport Guide to Inclusivity Mobility, 2005, and Dept. for Transport Manual for Streets) 
then the road width becomes 3.9m.  

15. The applicant’s proposal to remove the 90-degree bend by The Granary is not possible, as 
the land for the road alteration is not Highways land (it is in private ownership). It is also 
noted that the loss of open space would remove a significant community asset and change 
the visual semi-rural and historic nature of the road.  

16. Straightening the bend would not increase the width at this point.  
17. At other points on the access road, the width is as little as 3.8m, and to the West of the site 

entrance the width is as low as 2.7m. We note that Highways have required that the 
application should not be determined while adequate access issues are unresolved. The 
multiple highway constraints (width, visibility and turning radius) create numerous safety 
hazards (including access for fire appliances and other emergency vehicles) that cannot be 
mitigated. These turning radii are not compliant with HSE regulations on HGV turning 
circles, even if the road is straightened.  

18. There has been a previous refusal for development on this site (ref E11616) citing the same 
access considerations.  
 
Infrastructure capacity  

19. The sewer system in Victoria Mill Road is at capacity already and is not suitable for 
connection of further houses. Further development should not be considered without new 
foul sewerage.  

20. The water supply to Victoria Mill Road is inadequate at present, resulting in low water 
pressure at times. Further development should not be considered until this is rectified, and 
sufficient additional supply provided.  
 
SuDS and drainage  



21. Recent experience in Framlingham has cast serious doubt on the effectiveness of SuDS 
surface water retention systems, and the inadequacy of the Mount Pleasant SuDS retention 
has resulted in three known major flooding events to residents of Brook Lane. ESC has not 
taken enforcement action on this, and strong measures to prevent a recurrence on any new 
development that is upstream of existing residential housing are vital. It is noted that SCC 
Flooding have lodged a holding objection as the SuDS proposal is not adequate.  

22. An issue that we believe has not been considered by SCC Flooding: currently the water 
from higher ground west of the site runs down the road and uses the site of this application 
as a drain at the point the main density of housing is proposed. Locating built development 
on the site will mean the large volume of water that currently discharges there will be 
displaced further downstream more quickly. Approval would result in a divergence of the 
current watercourse and discharge. Any SuDS scheme must include capacity for this 
upstream runoff into the site.  
 
Other safety related issues  

23. There must be conditions to ensure that existing footpaths and rights of way are protected. 
Existing pathways adjacent to the site are used by schoolchildren and disabled residents 
daily.  

24. In discussion with the Fire Service, we understand they have expressed concern at the 
access issues (though to the best of our knowledge they have not yet lodged an objection). 
The road is not compliant with required fire safety regulations for new building projects as 
per Building regulations Approved Document B Vol 1: dwelling houses.  

25. There is a child nursery on Victoria Mill Road, and the safety of the children cannot be 
protected given the constraints of the road, especially with regard to an extended period of 
construction traffic. See HSE HSG 144, HSG150, Construction (Design and Management) 
Regulations 2015, Provision, and Use of Work Equipment Regulations 1998.  
 
NPPF non conformance  

26. The application is contrary to a number of sections of the NPPF, including:  
a. 95, obligation to promote public safety  
b. 108, including safe and suitable access to the site for all users  
c. 109, development can be refused on highway grounds if there would be an unacceptable 
impact on highway safety, or the residual cumulative impacts on the road network would 
be severe  
d. 110, priority to be given first to pedestrian movements, address the needs of people with 
disabilities… In this context, any development should also comply with FRAM14, and link to 
existing Framlingham Walkway Routes. A significant number of residents of Victoria Mill 
Road are older and some require mobility aid. Any development that leads to increased 
traffic represents a safety hazard, and improvements to pavements including widening of 
pavements to 2m are necessary (DDA requirements, as cited earlier).  
e. 197, the effect of an application on the significance of a non-designated heritage asset 
should be taken into account. The Mill House is the former home of a significant historical 
figure (Mr Godwyn), and the development must take account of ESC Local Plan policies 
SCLP11.5 (Conservation Areas) and SCLP11.6(Non-Designated Heritage Assets) and related 
section 3.73. Mr Godwyn is in the English Heritage book on Framlingham.  
f. 170: states “planning … decisions should contribute to and enhance the natural 
environment and local environment by minimising impacts on and providing net gains for 
biodiversity”. Local Plan Policy SCLP10.1 (Biodiversity and Geodiversity) states “New 



development should provide environmental net gains in terms of both green infrastructure 
and biodiversity.” “New development … should provide a biodiversity net gain that is 
proportionate to the scale and nature of the proposal.” Natural England guidance on 
securing net gain states that this gain should be identifies and quantified at the Outline 
stage. The application does not include any assessment of whether the development would 
meet NPPF net gain requirements.  
 
Process matters  

27. The owners of the triangles of land proposed for the highway realignment have not been 
consulted on either the original application or the revised application.  

28. The residents of Numbers 1, 2, 3, 4, 5, and 6 Victoria Mill Road, the owners of Cherry Trees, 
Barley House, Harvest House, Rye House and Wheatsheaf House (all in Victoria Mill Road) 
did not receive letters notifying them of the original application. These properties are 
affected by proposed highway work.  

29. It is not clear that the county Ecologist was consulted on the original application (and we 
have not received a response to our request to the Planning Officer for confirmation on 
this).  

30. The Fire Safety Officer was not consulted on the revised application (we have spoken to the 
Fire Safety Officer, but we have not received a response to our request to the Planning 
Officer for confirmation on this).  

31. A notice regarding the revised application was posted on the 1st June (consultation closes 
on the 7th (according to the letters) 6th (according to the website) - whichever date is 
correct the notice does not give the statutory 21 days’ notice.  

32. From the ESC Planning and Building Control, July 2020: “Regulation 63 of the Conservation 
of Habitats and Species Regulations (2017) (as amended) requires that the council, as a 
competent authority under the regulations, must undertake an Appropriate Assessment 
before giving any consent, permission or other authorisation for a plan or project which is 
likely to have a significant effect on a European site (Habitats site).” There is no evidence 
that this has been done.  
 
Framlingham Town Council further notes and supports the reasoned objections raised by 
the residents of 1 Victoria Mill road, and numerous other Material Considerations raised by 
objectors to this proposal.” 

 
27 September 2022 
“Framlingham Town Council OBJECTS to this revision. Further to our letter of 8th September, the 
new access plan shows an additional access point on a bend and the Town Council had not seen 
any evidence that this alleviates its previous highways safety concerns. The road is less wide at the 
proposed access point. The visibility splays are also in question. Ownership of the access point is 
not clear in the application.” 
 
18 October 2022 
“Framlingham Town Council OBJECTS to this application for the following reasons. It is not clear 
why the application can be accepted by ESC when there are documents submitted for 
consideration which clearly do not relate to the application under consideration and many of the 
documents submitted refer to a previous application. Many of these refer to a development of up 
to 49 houses and not 35. Last year Framlingham Town Council submitted an application to ESC 
(DC/21/2900/LBC) which was rejected because of lack of detail. Framlingham Town Council 



maintains that this application should be rejected because of a similar case of incorrect and 
incomplete documentation submitted. This application does not have a site layout plan showing 
how the 35 houses will be located, and there is insufficient clarity about the new and changed 
application. The application must be rejected until adequate information is provided. Significant 
material changes from the earlier application, and add to the Town Council’s objection to this 

application include: • It is now confirmed that the grass verge belongs to ‘The Granary’, is in 
private ownership, and this makes the road narrower. This has been accepted by Suffolk Highways. 

• A material change in the situation from the previous application is the status of the parcel of land 
where the developer proposes to change the road layout. This parcel of land is an asset of 
community value. It is one of the two main reasons why the previous application was rejected by 
ESC and for this reason alone this application should be rejected. East Suffolk Council’s Local Plan 
could not be clearer when it comes to the protection and status afforded to ACVs. Policy SCLP8.1 

states that proposals to change the use or redevelop an ACV will not be permitted. • The 
application is contrary to Framlingham Neighbourhood Plan (NP) Policies FRAM25 and FRAM1 

which specify “approximately 30 dwellings” and “generally sites of up to 30 dwellings”. • The 
application is further contrary to FRAM25 which specifies development “after 2025”, that is not 

before 2026. • FRAM25 also requires suitable vehicle access. It is not possible as road widening 

and realignment is not possible. • Failure to provide biodiversity net gain - Paragraph 174 of the 
National Planning Policy Framework 2021 states that planning decision should “providing net gains 
for biodiversity”. ESC Policy SCLP10.1 (Suffolk Coastal Local Plan) Biodiversity and Geodiversity 
states that “New development … should provide a biodiversity net gain that is proportionate to the 
scale and nature of the proposal.” Natural England advice on securing net gain states that net gains 
should be calculated and secured at outline stage. No commitment to deliver net gains is made 

through this application. • Local Plan policy SCLP12.1 states that Fram is not required to have 
further housing beyond the Neighbourhood Plan allocation until 2031. Framlingham has already 
exceeded the plan allocation, and so there is no pressure to go beyond policy numbers before 
2031, let alone before 2026. In support of these later dates, the Local Plan emphasises (§12.268 et 
seq) the detrimental impact that development outside plan numbers has had in Framlingham, and 
that the infrastructure has not been able to keep pace. The reduction in the number of houses 
does not mitigate this: the application remains contrary to the Local Plan. Our previously lodged 
objections (8 th September 2022 and 6 th June 2021) to the earlier application equally apply to this 
objection to this application, noting that the sole change from that early application to the new 
application is the number of houses proposed. We further express our concern at the delay in 
publishing this application. The application was received on 15th July and apparently validated the 
same day (without adequate information on layout and with obsolete and inaccurate and 
contradictory documents), but only published 4 weeks later. For a contentious application, such a 
delay into a holiday month when many are on holiday is highly regrettable. Town Council considers 
that this application must be considered by ESC Planning Committee and not delegated to Planning 
Officers as there are numerous issues of policy involved in this application, and major precedents 
would be set by this application.” 
 
See above for full response dated 6 June 2021 

 

 

Consultee Date consulted Date reply received 

SCC Flooding Authority 8 August 2022 
16 September 2022 
5 October 2022 

26 August 2022 
30 September 2022 
5 October 2022 



- 6 October 2022 
 

Summary of comments: 
 
26 August 2022 
Holding objection – action required to address the following points: 
 

• Provide a level of information required for this type of application, as detailed here: SCC-SuDs-
Interim-Guidance-Final.pdf (suffolk.gov.uk) 

• LiDAR data and the topographic survey suggests existing ditches are present around the entire 
boundary of the site. These must be identified on plan and protected as part of the proposed 
development. Lack of maintenance of the existing watercourses must be addressed by the 
current landowner and should not be used as justification for removing watercourse 
connectivity as part of the development. 

• Commitment that existing ordinary watercourses will be incorporated into any future layout 
and will not be fenced off as this could result in a lack of future access for maintenance which 
could result in an increase in offsite flood risk, given some of these watercourses are associated 
with existing surface water flow paths. 

• Use a climate change allowance of 45%, as per national guidance. 

• Comments on page 17 of the FRA RE design team concern around existing surface water flood 
risk are noted and I would query why this has not been explored further if there are concerns? 
Is there a downstream pipe to convey these overland flows? If so, where is it and can the sites 
water get there? If not, where do current flows go? 

• If the ordinary watercourse is deemed not suitable to receive flows from the site, what is the 
alternative method of surface water disposal? I note comments on page 17 RE discharging to 
adjacent SW sewer, but no consent has been received to discharge to this system, nor has it 
been demonstrated this would not increase SW flood risk during 1:100+CC. 

• Page 17 states 12-15% of the site will be made available for SuDS. It must be demonstrated that 
there is sufficient space available for this use, alongside other proposed uses. 

• Site discharge rates have been calculated using IH124 methodology and assumed impermeable 
areas. Given the location and potential surface water flood risk downstream, a sensitivity test 
should be undertaken using FEH methodology, which may identify a more conservative 
greenfield runoff rate. Additionally, a fixed discharge rate should not be agreed as part of the 
Outline permission, as this will change depending on developable impermeable areas and could 
be less than the 3.9l/s currently proposed. The current greenfield calcs assume 1.1ha 
impermeable area from a 2.7ha site, this is a very low assumed impermeable area (circa 40%) 
and will likely underestimate surface water storage requirements. 

 
30 September 2022 
“The following submitted documents have been reviewed and we recommend a holding objection 
at this time: Canham Consulting, Flood Risk Assessment, 215077 P7, 08/07/2022 Canham 
consulting, Drainage Note P01, 09/09/2022 Pollard Thomas Edwards, Indicative Land Use 
Parameter Plan, LLF-PTE-ZZ-00-DR-A-10014, 20/09/2022 A holding objection is necessary because a 
method of surface disposal that does not have the potential to increase offsite flood risk has not 
been identified. It should be noted that SCC LLFA support the conservative approach being taken in 
other aspects of the surface water drainage strategy, for example calculating runoff rates based on 
40% impermeable area, yet using 66% impermeable area for sizing attenuation The holding 

https://www.suffolk.gov.uk/assets/Roads-and-transport/Flooding-and-drainage/Strategy-Apendicies/SCC-SuDs-Interim-Guidance-Final.pdf
https://www.suffolk.gov.uk/assets/Roads-and-transport/Flooding-and-drainage/Strategy-Apendicies/SCC-SuDs-Interim-Guidance-Final.pdf


objection is a temporary position to allow reasonable time for the applicant and the LLFA to discuss 
what additional information is required in order to overcome the objection(s). This Holding 
Objection will remain the LLFA’s formal position until the local planning authority (LPA) is advised 
to the contrary. If the LLFA position remains as a Holding Objection at the point the LPA wishes to 
determine the application, the LPA should treat the Holding Objection as a Formal Objection and 
recommendation for Refusal to the proposed development. The LPA should provide at least 2 
weeks prior notice of the publication of the committee report so that the LLFA can review matters 
and provide suggested planning conditions, even if the LLFA position is a Formal Objection. The 
points below detail the action required in order to overcome our current objection:- 1. Further 
assess the capacity of the watercourse that surface water is proposed to be discharged to for 
suitability, to ensure this does not have the potential to increase offsite flood risk It is noted that 
SCC LLFA approved this method of surface water discharge for a previous application. The Drainage 
Note makes reference to previous correspondence and I understand a site visit was undertaken 
with the LLFA for a previous application. I was not directly involved in this correspondence or site 
visit and have not seen a record of what was found. The person that was, has left the LLFA. The 
Applicant could easily evidence what was found on the site visit, but has not done so. However, the 
FRA still states that the design team have concern RE ditch capacity, with the Drainage Note 
acknowledging no further assessment has been undertaken. The Applicant needs to demonstrate 
the suitability of their chosen discharge method and if there outstanding concerns, these need to 
be further investigated and addressed. 2. Whilst the Applicant may have an alternative method of 
surface water disposal to the AW surface water sewer, there is no approval in principle for this and 
as such it cannot be considered 3. FEH runoff rates have been calculated using the whole site area 
and then compared to IH124 runoff rates which were calculated using 40% impermeable area. A 
consistent approach needs to be taken for this comparison 4. Agree with the LPA that they are 
satisfied there is sufficient space available for the proposed number of properties, alongside 
requirements for surface water drainage and open space, noting the Indicative Land Use Parameter 
Plan.” 
 
5 October 2022 
“We have reviewed the following submitted documents and we recommend approval of this 
application subject to conditions: 1.Pollard Thomas Edwards, Indicative Land Use Parameter Plan, 
LLF-PTE-ZZ-00-DR-A-10014 A, 04/10/2022 2.Canham Consulting, Flood Risk Assessment, 215077 P7, 
08/07/2022 3.Canham consulting, Drainage Note P01, 09/09/2022 4.Correspondence with Canham 
Consulting dated 30/09/2022 @ 11:42 We propose the following condition in relation to surface 
water drainage for this application.” 
 
6 October 2022 
“We don’t agree with the extent of ‘ditches’ shown on some of the plans. This wouldn’t be 
significant enough for objection but should be covered off by one of the proposed informatives in 
our most recent response, which is still appropriate.” 
 
Conditions listed within reporting.  
 

 

Consultee Date consulted Date reply received 

Anglian Water 8 August 2022 
22 September 2022 
5 October 2022 

19 August 2022 
No response 
7 October 2022 



Summary of comments: 
 
 
19 August 2022 
“Assets affected: Our records show that there are no assets owned by Anglian Water or those 
subject to an adoption agreement within the development site boundary.  
 
Wastewater treatment: The foul drainage from this development is in the catchment of 
Framlingham Water Recycling Centre which currently does not have capacity to treat the flows the 
development site. Anglian Water are obligated to accept the foul flows from the development with 
the benefit of planning consent and would therefore take the necessary steps to ensure that there 
is sufficient treatment capacity should the Planning Authority grant planning permission. 
 
Used water network: This response has been based on the following submitted documents: 
Application form, site location plan and Flood risk assessment. Development will lead to an 
unacceptable risk of flooding downstream. Anglian Water will need to plan effectively for the 
proposed development, if permission is granted. We will need to work with the applicant to ensure 
any infrastructure improvements are delivered in line with the development. A full assessment 
cannot be made due to lack of information, the applicant has not identified a point of connection 
into the public network, discharge regime (pumped or gravity), if pumped a rate is required. We 
therefore request a condition requiring an on-site drainage strategy.  
 

Informatives:  

• Notification of intention to connect to the public sewer under S106 of the Water Industry Act 
Approval and consent will be required by Anglian Water, under the Water Industry Act 1991. 
Contact Development Services Team 0345 606 6087.  

• Notification of intention to connect to the public sewer under S106 of the Water Industry Act 
Approval and consent will be required by Anglian Water, under the Water Industry Act 1991. 
Contact Development Services Team 0345 606 6087.  

• Protection of existing assets - A public sewer is shown on record plans within the land 
identified for the proposed development. It appears that development proposals will affect 
existing public sewers. It is recommended that the applicant contacts Anglian Water 
Development Services Team for further advice on this matter. Building over existing public 
sewers will not be permitted (without agreement) from Anglian Water.  

• Building near to a public sewer - No building will be permitted within the statutory easement 
width of 3 metres from the pipeline without agreement from Anglian Water. Please contact 
Development Services Team on 0345 606 6087.  

• The developer should note that the site drainage details submitted have not been approved for 
the purposes of adoption. If the developer wishes to have the sewers included in a sewer 
adoption agreement with Anglian Water (under Sections 104 of the Water Industry Act 1991), 
they should contact our Development Services Team on 0345 606 6087 at the earliest 
opportunity. Sewers intended for adoption should be designed and constructed in accordance 
with Sewers for Adoption guide for developers, as supplemented by Anglian Water’s 
requirements. 

 
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. The applicant has indicated on their application form that their 
method of surface water drainage is via SuDS. If the developer wishes Anglian Water to be the 
adopting body for all or part of the proposed SuDS scheme the Design and Construction Guidance 
must be followed. We would recommend the applicant contact us at the earliest opportunity to 
discuss their SuDS design via a Pre-Planning Strategic Enquiry. The Lead Local Flood Authority 
(LLFA) are a statutory consultee for all major development and should be consulted as early as 
possible to ensure the proposed drainage system meets with minimum operational standards and 
is beneficial for all concerned organisations and individuals. We promote the use of SuDS as a 
sustainable and natural way of controlling surface water run-off. We please find below our SuDS 
website link for further information. https://www.anglianwater.co.uk/developers/drainage-
services/sustainable-drainage-systems/ 
 
Used Water Sewerage Network (Section 3)  
We have no objection subject to the following condition: Condition Prior to the construction above 
damp-proof course, a scheme for on-site foul water drainage works, including connection point 
and discharge rate, shall be submitted to and approved in writing by the Local Planning Authority. 
Prior to the occupation of any phase, the foul water drainage works relating to that phase must 
have been carried out in complete accordance with the approved scheme. Reason To prevent 
environmental and amenity problems arising from flooding.” 
 
7 October 2022 
“We have reviewed the submitted documents and we can confirm we have no additional 
comments to add to our previous response PLN-0152664.” 
 

 

Consultee Date consulted Date reply received 

East Suffolk CIL 8 August 2022 
22 September 2022 
5 October 2022 

No response 
No response 
No response 

Summary of comments: 
No response. 
 

 

Consultee Date consulted Date reply received 

East Suffolk Design and Conservation 8 August 2022 
22 September 2022 
5 October 2022 

No response  
3 October 2022 
No response 

Summary of comments: 
 
30 September 2022 
In relation to heritage impact: “The Mill House was not identified by us at pre-application or 
application as an NDHA. Having looked at the Framlingham Neighbourhood Plan (made in 2017), I 
can no list of NDHAs that may have included this building. A Neighbourhood Plan is the best place 
for a list of such heritage assets to be identified – at the local level. There was clear advice to 
Framlingham Town Council by the Suffolk Preservation Society at consultation stage to include 
such a list into the Neighbourhood Plan – or, at least, adopt Suffolk Coastal District Council’s (as 

https://www.anglianwater.co.uk/developers/drainage-services/sustainable-drainage-systems/
https://www.anglianwater.co.uk/developers/drainage-services/sustainable-drainage-systems/


was) criteria for NDHA selection. Neither a list of NDHAs nor criteria for identifying them are 
included in the Neighbourhood Plan. I do not see, therefore, on what basis the Town Council 
claims that The Mill House is an NDHA and that the relevant policy test of the Suffolk Coastal Local 
Plan should be engaged. The Town Council’s suggestion to engage the SCLP policy on Conservation 
Areas can be disregarded. The application site falls well outside the Framlingham Conservation 
Area and also its setting.” 
 
3 October 2022 

• Principles of the development are deemed acceptable in terms of the layout and hierarchy of 
use and space.  

• Given potentially sensitive boundaries (North, South and West) it would have been expected 
that the parameter plan would go as far as demonstrating locations of built frontages to 
indicate an approach that didn’t promote an inward facing development.  

• No commitment has been shown on the parameter plan around connections to the existing 
offsite pedestrian and cycle route to the East. We would expect greater commitment to these 
(potentially two) pedestrian and cycle links.  

• ‘Developable Area’ is extended to the southern and western boundaries, where it is considered 
suitable landscape screening should be indicated to soften the built form on the landscape 
character to the south.  

• Height and Massing can be indicated on the parameter plan to understand approach to 
sensitive boundaries.  

 

• Conditions recommended 
o Design Code – Provide a clear and consistent approach to development across the site. 

Code will need to work hard to deliver a strong self-build design character. Code to 
follow contents inline with the National Model Design Code (where applicable) 

o Self-Build – greater understanding on how the self-build approach will be delivered. 
Single builder build out? Who delivers the infrastructure and open space etc.  

o Layout plans – commitment to layout, frontages, height, roof forms, setbacks will need 
to be demonstrated and coordinated with the code to demonstrate a commitment to 
consistency in built character.  

o Detailed Landscape Proposals to ensure consistent and site wide approach. Street trees 
to be included.  

 

 

Consultee Date consulted Date reply received 

Disability Forum 8 August 2022 
22 September 2022 
5 October 2022 

22 August 2022 
No response 
No response 

Summary of comments: 
“Suffolk Coastal Disability Forum has no further comments to make apart from those already made 
to DC/20/3326/OUT in September, 2020.” 
 
Comments made under DC/20/3326/OUT: “It does not appear that any of these will be bungalows 
so we would suggest that at least 2 of the 50 dwellings should be bungalows to help people with 
mobility difficulties or those who wish to downsize from larger houses. The documentation does 
not indicate that all dwellings must meet Part M4(1) of the building regulations and therefore 
visitable to all people. I think it should. The suggested designs mostly have a ground floor toilet 



indicating that the dwellings will meet building regulations but it would be good if the developer 
clearly states the building regulations requirements. There is mention of a play area but no specific 
reference regarding the provision of play equipment that can be used by all children including 
those with disabilities. There are a number of references to cobbles to delineate areas. This is not a 
helpful surface for people with mobility difficulties including wheelchair users.” 
 

 

Consultee Date consulted Date reply received 

Environment Agency - Drainage 8 August 2022 
22 September 2022 
5 October 2022 

No response 
No response 
No response 

Summary of comments: 
No response. 

 

Consultee Date consulted Date reply received 

Essex And Suffolk Water PLC 8 August 2022 
22 September 2022 
5 October 2022 

No response 
No response 
No response 

Summary of comments: 
No response.  

 

Consultee Date consulted Date reply received 

East Suffolk Ecology 8 August 2022  
22 September 2022 
5 October 2022 

No response 
30 September 2022 
No response 

Summary of comments: 
“I have read the Preliminary Ecological Appraisal (PEA) (CSA Environmental, August 2022) and I 
note the conclusions of the consultant. It is understood that this site is allocated for residential 
development by Framlingham Neighbourhood Plan policy FRAM25. I previously provided 
comments on a planning application for residential development at this site (ref. 
DC/20/3326/OUT), which was subsequently refused, the current application proposes a reduced 
number of residential units to that previously applied for. I have the following comments on this 
application:  
 
Protected Species and UK Priority Habitats and Species 
As identified in the PEA report, the site is an arable field which is of relatively low ecological value. 
The north, east and west boundaries of the site are comprised of hedgerows which are of greater 
ecological importance, and which are UK Priority habitat (under Section 41 of the Natural 
Environment and Rural Communities (NERC) Act (2006)). The Proposed Site Plan (ref. LLF-PTE-ZZ-
00-DR-A-10010 Rev. E) indicates that these hedgerows are to be retained as part of the proposed 
development, with the exception of a short section of the northern hedgerow which would be 
removed to create the vehicular access. Subject to the detailed design, new hedgerow planting 
along the southern boundary of the site (in the area marked as an Ecology Buffer on the Proposed 
Site Plan) will mitigate for this loss. Based on the information available, subject to the 
implementation of the mitigation measures identified in the PEA report the proposed 
development is unlikely to result in a significant adverse impact on protected species or UK Priority 
habitats or species. Page 2 of 5 As recognised in the PEA report the site also offers the opportunity 



to deliver Biodiversity Net Gain/ecological enhancement measures. Although at present there is no 
mandatory level of biodiversity gain which is required to be delivered (and therefore no strict 
requirement for the submission of a Biodiversity Metric calculation to demonstrate the exact 
percentage gain predicted), both the NPPF and Local Plan policy SCLP10.1 require new 
developments to deliver biodiversity gain. Given that this is an outline application details of 
specific biodiversity enhancement measures are not expected at this stage, however the Indicative 
Land Use Parameter Plan (ref. LLF-PTE-ZZ-00-DR-A-10014) indicates that areas throughout the site 
will be available for this purpose. Strategic landscaping should be delivered as part of the first 
phase of development on the site and a Landscape and Ecology Management Plan (LEMP) is 
required to secure the long-term management of these areas. For individual plots details of 
biodiversity enhancements should be provided as part of the relevant Reserved Matters 
applications. Securing the delivery of such measures will help ensure that the development meets 
the requirements of the NPPF (paras. 174(d) and 180(d)) and Local Plan policy SCLP10.1. 
Conditions are suggested below to secure the required ecological mitigation and enhancement 
measures.  
 
Habitats Regulations Assessment (HRA)  
A separate Habitats Regulations Assessment (HRA) record has been completed for this application. 
This concludes that, subject to appropriately securing the necessary financial contribution to the 
Suffolk Coast RAMS, the development will not result in any adverse effects on the integrity of any 
European designated site either alone or in-combination with other plans or projects. Natural 
England’s consultation response of 23rd August 2022 supports with this conclusion. Suggested 
Conditions Should permission be granted it is recommended that the following conditions are 
included: - [suggested conditions noted within reporting].” 
 

 

Consultee Date consulted Date reply received 

Historic England 12 August 2022 
22 September 2022 
5 October 2022 

6 September 2022 
No response 
11 October 2022 

Summary of comments: 
 
6 September 2022 
“Historic England provides advice when our engagement can add most value. In this case we are 
not offering advice. This should not be interpreted as comment on the merits of the application. 
We suggest that you seek the views of your specialist conservation and archaeological advisers. 
You may also find it helpful to refer to our published advice at 
https://historicengland.org.uk/advice/find/ It is not necessary to consult us on this application 
again, unless there are material changes to the proposals. However, if you would like advice from 
us, please contact us to explain your request.” 
 
11 October 2022 
“Thank you for your letter of 5 October 2022 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.” 



 

 
 

Consultee Date consulted Date reply received 

Natural England 12 August 2022 
22 September 2022 
5 October 2022 

23 August 2022 
29 September 2022 
17 October 2022 

Summary of comments: 
 
23 August 2022 
“Natural England considers that this advice may be used for all applications that fall within the 
parameters detailed below. This advice relates to proposed developments that falls within the 
‘zone of influence’ (ZOI) for one or more European designated sites, which is within the Suffolk 
Coast RAMS. It is anticipated that new residential development within this zone is ‘likely to have a 
significant effect’, when considered either alone or in combination, upon the qualifying features of 
the European Site due to the risk of increased recreational pressure that could be caused by that 
development and therefore such development will require an appropriate assessment. Your 
authority has measures in place to manage these potential impacts through a strategic solution 
which we have advised will in our view be reliable and effective in preventing adverse effects on 
the integrity of the relevant European Site(s) from such impacts associated with such 
development. The strategic solution may or may not have been adopted within the local plan but 
must be agreed to by Natural England. Page 2 of 2 Natural England is of the view that if these 
measures, including contributions to them, are implemented, they will be effective and reliable in 
preventing adverse effects on the integrity of the relevant European Site(s) from recreational 
impacts for the duration of the development proposed within the relevant ZOI. However, the 
application of these measures to avoid adverse effects on site integrity from recreational impacts 
associated with development proposed within the relevant ZOI should be formally checked and 
confirmed by your Authority, as the competent authority, via an appropriate assessment in view of 
the European Site’s conservation objectives and in accordance with the Conservation of Habitats & 
Species Regulations 2017 (as amended). In this regard, Natural England notes the People Over 
Wind Ruling by the Court of Justice of the European Union that mitigation may not be taken into 
account at screening stage when considering ‘likely significant effects’, but can be considered at 
appropriate assessment. Providing that the appropriate assessment concludes that the measures 
are secured as planning conditions or obligations by your authority to ensure their strict 
implementation for the full duration of the development, and providing that there are no other 
likely significant effects identified (on this or other protected sites) as requiring to be considered 
by your authority’s appropriate assessment, Natural England indicates that it is likely to be 
satisfied that your appropriate assessments will be able to ascertain that there will be no 
adverse effect on the integrity of the European Site (from recreational pressure in view of its 
conservation objectives). Natural England will likely have no further comment regarding the 
Appropriate Assessment, in relation to recreational disturbance. Natural England should 
continue to be consulted on all proposals where provision of site specific SANGS (Suitable 
Alternative Natural Green Space) or other bespoke mitigation for recreational impacts that falls 
outside of the strategic solution is included as part of the proposal. We would also strongly 
recommend that applicants proposing site specific infrastructure including SANGs seek pre 
application advice from Natural England through its Discretionary Advice Service. If your 
consultation is regarding bespoke site-specific mitigation, please reconsult Natural England 
putting ‘Bespoke Mitigation’ in the email header. Reserved Matters applications where the 



outline permission was granted prior to the introduction of the Strategic Solution, should also be 
subject to the requirements of the Habitats Regulations and our advice above applies.” 
 
29 August 2022 
“Natural England has previously commented on this proposal and made comments to the 
authority in our letter dated 23/08/2022 Reference number 403593. The advice provided in our 
previous response applies equally to this amendment. 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.” 
 
17 October 2022 
“Natural England has previously commented on this proposal and made comments to the 
authority in our letter dated 23 August 2022, NE reference number 403593 (see attached response 
and Annex A). Appropriate Assessment still required by LPA. The advice provided in our previous 
response applies equally to this amendment. 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.” 
 

 

Consultee Date consulted Date reply received 

East Suffolk Environmental Protection 8 August 2022 
22 September 2022 
5 October 2022 

24 August 2022 
29 September 2022 
No response 

Summary of comments: 
“Noise and Dust 
A Construction Management Plan shall be submitted to, and approved by, the Local Planning 
Authority. This should contain information on how noise, dust, and light will be controlled so as to 
not cause nuisance to occupiers of neighbouring properties. Guidance on this can be found in BS 
5228-1:2009+A1:2014 Code of practice for noise and vibration control on construction and open 
sites and Guidance on the assessment of dust from demolition and construction by IAQM. 
 
Air Quality  
Prior to determination of the application, an air quality assessment is required. The assessment 
shall be in accordance with the following document: 'EPUK & IAQM Land-Use Planning & 
Development Control: Planning For Air Quality January 2017'. The assessment should be 
proportionate to the nature and scale of development proposed and the level of concern about air 
quality. The scope and content of supporting information is therefore best discussed and agreed 
between the local planning authority and applicant before it is commissioned.  
 
Contaminated Land - Discovery of Unexpected Contamination (Std. CL Condition 5)  



In the event that contamination which has not already been identified to the Local Planning 
Authority (LPA) is found or suspected on the site it must be reported in writing immediately to the 
Local Planning Authority. No further development (including any construction, demolition, site 
clearance, removal of underground tanks and relic structures) shall take place until this condition 
has been complied with in its entirety. An investigation and risk assessment must be completed in 
accordance with a scheme which is subject to the approval in writing of the Local Planning 
Authority. The investigation and risk assessment must be undertaken by competent persons and 
conform with prevailing guidance (including BS10175:2011+A2:2017 and the Land Contamination 
Risk Management (LCRM)) and a written report of the findings must be produced. The written 
report is subject to the approval in writing of the Local Planning Authority. ORLB Where 
remediation is necessary a detailed remediation method statement (RMS) must be prepared, and 
is subject to the approval in writing of the Local Planning Authority. The RMS must include detailed 
methodologies for all works to be undertaken, site management procedures, proposed 
remediation objectives and remediation criteria. The approved RMS must be carried out in its 
entirety and the Local Planning Authority must be given two weeks written notification prior to the 
commencement of the remedial works. Following completion of the approved remediation 
scheme a validation report that demonstrates the effectiveness of the remediation must be 
submitted to and approved in writing by the LPA. Reason: To ensure that risks from land 
contamination to the future users of the land and neighbouring land are minimised, together with 
those to controlled waters, property and ecological systems, and to ensure that the development 
can be carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors.” 
 

 

Consultee Date consulted Date reply received 

SCC Fire and Rescue Service 8 August 2022 
22 September 2022 
5 October 2022 

15 August 2022 
No response 
No response 

Summary of comments: 
“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), 2019 Edition, 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 firefighting, 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, 2019 Edition.  
 
Water Supplies 
No additional water supply for firefighting purposes is required in respect of this planning 
application.  
 
Suffolk Fire and Rescue Service recommends that proper consideration be given to the potential 
life safety, economic, environmental and social benefits derived from the provision of an 
automatic fire sprinkler system. (Please see sprinkler information enclosed with this letter). 



Consultation should be made with the Water Authorities to determine flow rates in all cases. 
Should you need any further advice or information on access and firefighting facilities, you are 
advised to contact your local Building Control or appoint Approved Inspector in the first instance. 
For further advice and information regarding water supplies, please contact the Water Officer at 
the above headquarters.” 
 
Sprinklers Advice Note provided and available to view on Public Access.  
 

 

Consultee Date consulted Date reply received 

East Suffolk Housing Development Team 8 August 2022 
22 September 2022 
5 October 2022 

No response 
- 
No response 

Summary of comments: 
“Thank you for consulting me on this planning application. The delivery of affordable homes is a 
corporate priority and will be required on all schemes over 10 dwellings. The Council works closely 
with several Housing Associations and it is expected that one of them would own and manage the 
homes. A list of the HA partners the Council work with can be found here on the Council’s website. 
The application is for a net total of 35. For this site, a total of 12 affordable homes would be 
required based on the former Suffolk Coastal Local Plans. At least 50% of all dwellings should meet 
the building regulations M4(2) wheelchair accessible standards as per the Suffolk Coastal Local 
Plan, across the market and affordable homes. Please note, the matrix below reflects the higher 
need for M4(2) dwellings in the affordable sector, especially the affordable rented sector. The 
wheelchair adaptable standard M4(3) would be supported and applicants are welcome to discuss 
how these properties could be delivered as part of the scheme. All homes must be in small clusters 
of no more than 10 homes and not contiguous, well-integrated and indistinguishable within the 
scheme, meaning, tenure blind, with equal access to amenities such as children’s play parks and 
amenity green space. The Council’s housing requirements are provided below based on SHMAA 
evidence and local housing need from the Council’s Housing Register. Dwellings should meet the 
following size standards; 1 bed, 2 persons; 2 bed, 4 persons; 3 bed, 5 persons; and 4 bed, 6 
persons, with a predominance of houses, especially for families. 
 



 
 
This scheme is proposed to be delivered as a self-build scheme. There are 4 ways this could be 
delivered. 1) Land sold to a Registered Provider to own, manage, and deliver homes delivered as 
affordable rent and Shared Ownership tenures to eligible persons as per the S106 criteria. 2) 
Properties built out by the developer and sold to a Registered Provider and eligible applicants for 
First Homes, low cost home ownership tenure. 3) Land sold at affordable (market) value to a 
legally constituted community led housing group, including, Community Land trusts, Cohousing 
groups or Co-operative Society as a collective scheme to deliver affordable rented and shared 
ownership homes. 4) Serviced plots sold by the developer on the ‘First homes’ basis, sold to 
individuals who meet the criteria of eligibility as negotiated within the S106.” 
 

 

Consultee Date consulted Date reply received 

Ipswich & East Suffolk CCG & West Suffolk CCG 8 August 2022 
22 September 2022 
5 October 2022 

No response 
No response 
No response 

Summary of comments: 
No response. 

 

Consultee Date consulted Date reply received 

East Suffolk Planning Policy 8 August 2022 
22 September 2022 
5 October 2022 

8 September 2022 
23 September 2022 
No response 

Summary of comments: 
Internal consultee – comments incorporated within reporting.  

 

Consultee Date consulted Date reply received 

Network Rail Property (Eastern Region - Anglia) 8 August 2022 
22 September 2022 
5 October 2022 

No response 
No response 
No response 



Summary of comments: 
No response. 

 

Consultee Date consulted Date reply received 

SCC Section 106 Officer 8 August 2022 
22 September 2022 
5 October 2022 

11 August 2022 
22 September 2022 
11 October 2022 

Summary of comments: 
 
11 August 2022 
“I refer to the proposal: Outline application (some matters reserved) - Outline application with all 
matters reserved apart from access. A phased development, including the erection of up to 35 
custom/self-build homes (plots), with the development to include 12 affordable homes, public 
open space that will include equipped play and multiuse games area, landscaping, and other 
associated infrastructure.” 
 

 
 
“The County Council will need to be a party to any sealed Section 106 legal agreement if it incudes 
obligations which are its responsibility as service provider Without the following contributions 
being agreed between the applicant and the local authority, the development cannot be 
considered to accord with relevant policies. The National Planning Policy Framework (NPPF) [July 
2021] paragraph 57 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 East 
Suffolk Coastal Local Plan was adopted September 2020. The Framlingham neighbourhood plan 
was made by Suffolk Coastal District Council in March 2017, and now forms part of the Local 
Development Plan for the District. Policy FRAM25 sets out the policy requirements for the site. The 
County, Borough and District Councils in Suffolk have a shared approach to calculating 
infrastructure needs, in the adopted Section 106 Developers Guide to Infrastructure Contributions 
in Suffolk. 
 
Community Infrastructure Levy East Suffolk Coastal District Council adopted a Community 
Infrastructure Levy (CIL) Charging Schedule on 28 May 2015, which was implemented on 13 July 
2015. 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 95 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 106 
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’ (April 2019), which should be read in conjunction 
with the Planning Practice Guidance (PPG) advice on planning obligations [revised September 
2019]. Paragraph 19 of the DfE guidance states, “We advise local authorities with education 
responsibilities to work jointly with relevant local planning authorities as plans are prepared and 
planning applications determined, to ensure that all education needs are properly addressed, 
including both temporary and permanent education needs where relevant, such as school 
transport costs and temporary school provision before a permanent new school opens within a 
development site”. In paragraph 15 of the DfE guidance ‘Securing developer contributions for 
education’ it says, “We advise that you base the assumed cost of mainstream school places on 
national average costs published annually 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”. The DFE scorecard costs have been adjusted for inflation using 
the latest Building Cost Information Service (BCIS) All-In Tender Price of Index (TPI), published 
March 2020. The technical notes state to adjust the national average to the region of interest, 
divide the national average cost by the weight for the region, given in the Scorecard underlying 
data (the regional weight has been calculated using the regional location factors). The most recent 
scorecard is 2021 and the national average primary school expansion cost per pupil for primary 
schools is £18,007 (June 2022). When adjusted for regional location factors this produces a total of 
£18,187 per pupil for primary school expansion in Suffolk. The most recent scorecard is 2021 and 
the national average secondary school expansion cost per pupil for primary schools is £25,003 
(June 2022). When adjusted for regional location factors this produces a total of £25,253 per pupil 
for secondary school expansion in Suffolk. 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”. School level Minimum pupil yield: Required: Cost per place £ (2020/21): 
Total Cost Primary school age range, 5-11: 9 9 £18,187 £163,683 High school age range, 11-16: 6 6 
£25,253 £151,518 Sixth school age range, 16+: 2 2 £25,253 £50,506 Total education CIL 
contributions: £365,707 The local schools are Sir Robert Hitcham’s CEVAP School and Thomas Mills 
High School. The schools currently exceed 95% net capacity and forecasts show this will continue 
to be the case. The school forecasts show that there will be no surplus places available at the local 
schools to accommodate any of the primary-age and secondary-age pupils arising. Both the 
schools have the potential to expand. On this basis, at the primary school level, a contribution of (9 
pupils x £18,187) = £163,683 is sought to accommodate the pupils expected to arise from this 



development. At the secondary school level, a future CIL funding bid of (6 pupils x £25,253) = 
£151,518 for secondary school provision and (2 pupils x £25,253) = £50,506 for sixth form 
provision will be made.  
 
2. Pre-School provision. Provision for early years should be considered as part of addressing the 
requirements of the NPPF Section 8: ‘Promoting healthy and safe communities’ The Childcare Act 
2006 places a range of duties on local authorities regarding the provision of sufficient, sustainable 
and flexible childcare that is responsive to parents’ needs. Local authorities are required to take a 
lead role in facilitating the childcare market within the broader framework of shaping children’s 
services in partnership with the private, voluntary and independent sector. Section 7 of the Act 
sets out a duty to secure funded early years provision of the equivalent of 15 hours funded 
education per week for 38 weeks of the year for children from the term after their third birthday 
until they are of compulsory school age. The Education Act 2011 places a statutory duty on local 
authorities to ensure the provision of early education for every disadvantaged 2-year-old the 
equivalent of 15 hours funded education per week for 38 weeks. The Childcare Act 2016 places a 
duty on local authorities to secure the equivalent of 30 hours funded childcare for 38 weeks of the 
year for qualifying children from September 2017 – this entitlement only applies to 3 and 4 years 
old of working parents. The proposal is in the Framlingham Ward where there is a surplus of 
places. On this basis, no contributions are sought from this proposal for pre-school provision.  
 
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 key document is the ‘Quality in Play’ 
document fifth edition published in 2016 by Play England.  
 
4. Transport issues. Refer to the NPPF ‘Section 9 Promoting sustainable transport’. A 
comprehensive assessment of highways and transport issues will be required as part of a planning 
application. This will include travel plan, pedestrian & 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 as appropriate, and infrastructure delivered to adoptable 
standards via Section 38 and Section 278. Suffolk County Council FAO Sam Bye will coordinate a 
response. Suffolk County Council, in its role as local Highway Authority, has worked with the local 
planning authorities to develop county-wide technical guidance on parking which replaces the 
preceding Suffolk Advisory Parking Standards (2002) in light of new national policy and local 
research. It has been subject to public consultation and was adopted by Suffolk County Council in 
November 2014 (updated 2019).  
 
5. Libraries. Refer to the NPPF Section 8: ‘Promoting healthy and safe communities’. In particular, 
paragraph 92(a) states that planning decisions should aim to achieve healthy and safe places which 
promote social interaction, including opportunities for meetings between people who might not 
otherwise come into contact with one another. Paragraph 93 states that planning decisions should 
provide the social, recreational and cultural facilities and services the community needs by (a) 
planning positively for the provision of shared spaces, community facilities and other local services 
to enhance the sustainability of communities and residential environments. The libraries and 
archive infrastructure provision topic paper sets out the detailed approach to how contributions 
are calculated. A CIL contribution of £216 per dwelling is sought (i.e. £216 x 35= £7,560) which will 
be spent on enhancing and improving provision serving the development. 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 (3 x £3,000) = £90,000 per 1,000 people or £90 
per person for library space. Assumes average of 2.4 persons per dwelling. Libraries CIL 
contribution: £7,560  
 
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 communal waste bins should be provided before occupation of the first dwelling, 
and this will be secured by way of planning condition. Leiston Recycling Centre is the nearest 
provision to the proposed development. Due to there being increasing growth, there is a 
requirement to provide increased capacity and/or provision in this area and to provide necessary 
improvements to the existing site. On this basis, a future CIL funding bid of £3,675 (£105 per 
dwelling) will be made to expand and improve Recycling Centre facilities serving the proposed 
development. Waste CIL contribution: £3,675 
 
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 62 to 65 of the NPPF. Following 
the replacement of the Lifetime Homes standard, designing homes to Building Regulations Part M 
‘Category M4(2)’ standard offers a useful way of meeting this requirement, with a proportion of 
dwellings being built to ‘Category M4(3)’ standard. In addition, we would expect a proportion of 
the housing and/or land use to be allocated for housing with care for older people e.g. Care Home 
and/or specialised housing needs, based on further discussion with the LPAs housing team to 
identify local housing needs.  
 
8. Sustainable drainage systems. Section 14 of the NPPF seeks to meet the challenges of climate 
change, flooding and coastal change. Suffolk County Council is the lead local flood authority (LLFA). 
Paragraphs 159 – 169 refer to planning and flood risk and paragraph 167 states: ‘When 
determining any planning applications, local planning authorities should ensure that flood risk is 
not increased elsewhere. Where appropriate, applications should be supported by a site-specific 
flood-risk assessment. Development should only be allowed in areas at risk of flooding where, in 
the light of this assessment (and the sequential and exception tests, as applicable) it can be 
demonstrated that: a) within the site, the most vulnerable development is located in areas of 
lowest flood risk, unless there are overriding reasons to prefer a different location; b) the 
development is appropriately flood resistant and resilient such that, in the event of a flood, it could 
be quickly brought back into use without significant refurbishment; c) it incorporates sustainable 
drainage systems, unless there is clear evidence that this would be inappropriate; d) any residual 
risk can be safely managed; and e) safe access and escape routes are included where appropriate, 



as part of an agreed emergency plan.’ And paragraph 169 says, ‘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.’ A consultation response 
will be coordinated by Suffolk County Council FAO Matt Williams.  
 
9. Fire Service. Any fire hydrant issues will need to be covered by appropriate planning conditions. 
SCC strongly recommends the installation of automatic fire sprinklers. The Suffolk Fire and Rescue 
Service requests that early consideration is given during the design stage of the development for 
both access for fire vehicles and the provisions of water for fire-fighting which will allow SCC to 
make final consultations at the planning stage.  
 
10. Superfast broadband. This should be considered as part of the requirements of the NPPF 
Section 10 ‘Supporting high quality communication’. SCC would recommend that all development 
is equipped with high speed broadband (fibre optic). This facilitates home working which has 
associated benefits for the transport network and also contributes to social inclusion; it also 
impacts educational attainment and social wellbeing, as well as improving property prices and 
saleability. As a minimum, access line speeds should be greater than 30Mbps, using a fibre based 
broadband solution, rather than exchange-based ADSL, ADSL2+ or exchange only connections. The 
strong recommendation from SCC is that a full fibre provision should be made, bringing fibre 
cables to each premise within the development (FTTP/FTTH). This will provide 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. Monitoring fee. The new CIL Regs allow for charging of monitoring fees. In this respect the 
county council charges £412 for each trigger point in a planning obligation, payable upon 
completion of the Deed.  
 
13. Time Limits. The above information is time-limited for 6 months only from the date of this 
letter.” 
 
22 September 2022 
“A previous response was submitted by way of letter dated 11 August 2022, time limited to 6 
months, this response remains valid until 11 February 2022. I have no further comments to make 
on the re-consultation but have copied to colleagues.” 
 
11 October 2022 
“I refer to the proposal: Outline application (some matters reserved) - Outline application with all 
matters reserved apart from access. A phased development, including the erection of up to 35 
custom/self-build homes (plots), with the development to include 12 affordable homes, public 
open space that will include equipped play and multiuse games area, landscaping, and other 
associated infrastructure. Reason(s) for re-consultation: Amended plans dated 04 October 2022. A 
previous response was submitted by way of letter dated 11 August 2022, time limited to 6 months, 
this response remains valid until 11 February 2023. I have no further comments to make on this re-



consultation.” 
 

 

Consultee Date consulted Date reply received 

SCC County Archaeological Unit 8 August 2022 
22 September 2022 
5 October 2022 

10 August 2022 
27 September 2022 
6 October 2022 

Summary of comments: 
 
27 September 2022 
“This site lies in an area of archaeological potential recorded on the County Historic Environment 
Record (HER), to the south of the historic market town (HER reference FML 052) of Framlingham. 
Immediately adjacent to the proposed development area is the site of Victoria Mill, a post mill 
erected in 1712, replaced by tower mill in 1843 and demolished 1935 (FML 024). In addition, to the 
east of the application area is an artefact scatter indicative of medieval occupation (FML 019), with 
medieval remains recorded during recent archaeological investigations to the east (FML 078). As a 
result, there is high potential for the discovery of below-ground heritage assets of archaeological 
importance within this area, and groundworks associated with the development have the potential 
to damage or destroy any archaeological remains which exist. There are no grounds to consider 
refusal of permission in order to achieve preservation in situ of any important heritage assets. 
However, in accordance with the National Planning Policy Framework (Paragraph 199), any 
permission granted should be the subject of a planning condition to record and advance 
understanding of the significance of any heritage asset before it is damaged or destroyed.” 
 
Proposed conditions incorporated within reporting. 
 
10 August 2022 
“This site lies in an area of archaeological potential recorded on the County Historic Environment 
Record (HER), to the south of the historic market town (HER reference FML 052) of Framlingham. 
Immediately adjacent to the proposed development area is the site of Victoria Mill, a post mill 
erected in 1712, replaced by tower mill in 1843 and demolished 1935 (FML 024). In addition, to the 
east of the application area is an artefact scatter indicative of medieval occupation (FML 019), with 
medieval remains recorded during recent archaeological investigations to the east (FML 078). As a 
result, there is high potential for the discovery of below-ground heritage assets of archaeological 
importance within this area, and groundworks associated with the development have the potential 
to damage or destroy any archaeological remains which exist. There are no grounds to consider 
refusal of permission in order to achieve preservation in situ of any important heritage assets. 
However, in accordance with the National Planning Policy Framework (Paragraph 199), any 
permission granted should be the subject of a planning condition to record and advance 
understanding of the significance of any heritage asset before it is damaged or destroyed.” 
 
Proposed conditions incorporated within reporting. 
 
6 October 2022 

“Thank you for consulting us with regards to the new planning submissions in relation to the above 

application. Our advice remains unchanged from that previously provided, although we would 
highlight the need for all areas where upgrades to the existing highway are planned to be included 
within the scope of archaeological assessment work.” 



 

 

Consultee Date consulted Date reply received 

SCC Highways Department 8 August 2022 
22 September 2022 
5 October 2022 

No response 
3 October 2022 
5 October 2022 

Summary of comments: 
 
3 October 2022 
“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: 
Not withstanding LLFA holding objection on drainage which should be resolved prior to approval 
by SCC highways. This application has a reduced number of dwellings on the Local Plan allocated 
site than the previous application DC/20/3326/OUT, however it should be noted that any 
mitigation measures to enable the construction and use of this site should be the same, whether a 
smaller or larger amount of dwellings is applied for.” 
 
Full list of proposed conditions included within reporting – see Public Access for full response.  

 
5 October 2022 
“The latest plans as of yesterday do not change my response.” 
 

 

Consultee Date consulted Date reply received 

SCC Rights of Way 8 August 2022 
22 September 2022 
5 October 2022 

14 September 2022 
No response 
No response 

Summary of comments: 
“We accept this proposal but ask that the following is taken into account:  
 
1. PROW MUST remain open, unobstructed, and safe for the public to use at all times, including 

throughout any construction period. If it is necessary to temporarily close or divert a PROW, 
the appropriate process must be followed (please see points 4 and 5 below).  
 

2. PROW are divided into the following classifications: Public Footpath – only for use on foot or 
with a mobility vehicle Public Bridleway – use as per a public footpath, and on horseback or by 
bicycle Restricted Byway – use as per a bridleway, and by a ‘non-motorised vehicle’, e.g. a 
horse and carriage Byway Open to All Traffic (BOAT) – can be used by all vehicles, in addition to 
people on foot, mobility vehicle, horseback and bicycle All currently recorded PROW are shown 
on the Definitive Map and described in the Definitive Statement (together forming the legal 
record of all currently recorded PROW). There may be other PROW that exist which have not 
been registered on the Definitive Map. These paths are either historical paths that were not 
claimed under the National Parks and Access to the Countryside Act 1949 or since, or paths 
that have been created by years of public use. To check for any unrecorded rights or 
anomalies, please contact DefinitiveMaps@suffolk.gov.uk.  
 

3. The applicant, and any future owners, residents etc, must have private rights to take motorised 



vehicles over a PROW other than a BOAT. To do so without lawful authority is an offence under 
the Road Traffic Act 1988. Any damage to a PROW resulting from works must be made good by 
the applicant. Suffolk County Council is not responsible for the maintenance and repair of 
PROW beyond the wear and tear of normal use for its classification and will seek to recover the 
costs of any such damage it is required to remedy. We do not keep records of private rights 
and suggest that a solicitor is contacted.  
 

4. The granting of planning permission IS SEPARATE to any consents that may be required in 
relation to PROW. It DOES NOT give authorisation for structures such as gates to be erected on 
a PROW, or the temporary or permanent closure or diversion of a PROW. Nothing may be done 
to close, alter the alignment, width, surface, or condition of a PROW, or to create a structure 
such as a gate upon a PROW, without the due legal process being followed, and permission 
being granted from the Rights of Way & Access Team as appropriate. Permission may or may 
not be granted depending on all the circumstances. To apply for permission from Suffolk 
County Council (as the highway authority for Suffolk) please see below: To apply for permission 
to carry out work on a PROW, or seek a temporary closure – 
https://www.suffolk.gov.uk/roads-and-transport/public-rights-of-way-in-suffolk/rightsand-
responsibilities/ or telephone 0345 606 6071. PLEASE NOTE, that any damage to a PROW 
resulting from works must be made good by the applicant. Suffolk County Council is not 
responsible for the maintenance and repair of PROW beyond the wear and tear of normal use 
for its classification and will seek to recover the costs of any such damage it is required to 
remedy. To apply for permission for structures such as gates to be constructed on a PROW – 
contact the relevant Area Rights of Way Team - contact the relevant Area Rights of Way Team 
https://www.suffolk.gov.uk/roads-and-transport/public-rights-of-way-insuffolk/public-rights-
of-way-contacts/ or telephone 0345 606 6071.  
 

5. To apply for permission for a PROW to be stopped up or diverted within a development site, 
the officer at the appropriate borough or district council should be contacted at as early an 
opportunity as possible to discuss the making of an order under s257 of the Town and Country 
Planning Act 1990 - https://www.suffolk.gov.uk/roads-and-transport/public-rights-ofway-in-
suffolk/public-rights-of-way-contacts/ PLEASE NOTE, that nothing may be done to stop up or 
divert the legal alignment of a PROW until the due legal process has been completed and the 
order has come into force.  
 

6. Under Section 167 of the Highways Act 1980 any structural retaining wall within 3.66 metres of 
a PROW with a retained height in excess of 1.37 metres, must not be constructed without the 
prior written approval of drawings and specifications by Suffolk County Council. The process to 
be followed to gain approval will depend on the nature and complexity of the proposals. 
Construction of any retaining wall or structure that supports a PROW or is likely to affect the 
stability of the PROW may also need prior approval at the discretion of Suffolk County Council. 
Applicants are strongly encouraged to discuss preliminary proposals at an early stage.  
 

7. Any hedges adjacent to PROW must be planted a minimum of 2.0 metres from the edge of the 
path in order to allow for annual growth. The landowner is responsible for the maintenance of 
the hedge and hedges must not obstruct the PROW. Some hedge types may need more space, 
and this should be taken into account by the applicant. In addition, any fencing should be 
positioned a minimum of 0.5 metre from the edge of the path in order to allow for cutting and 
maintenance of the path and should not be allowed to obstruct the PROW.  



 
8. There may be a further requirement to enhance the PROW network relating to this 

development. If this is the case, a separate response will contain any further information. In 
the experience of the County Council, early contact with the relevant PROW officer avoids 
problems later on, when they may be more time consuming and expensive for the applicant to 
address. More information about Public Rights of Way can be found at 
www.suffolk.gov.uk/roads-and-transport/public-rights-of-way-in-suffolk/.” 

 

Consultee Date consulted Date reply received 

Suffolk Police Design Out Crime Officer 8 August 2022 
22 September 2022 
5 October 2022 

No response 
No response 
No response 

Summary of comments: 
No response.  

 
 
 
 

Consultee Date consulted Date reply received 

SUSTRANS 8 August 2022 
22 September 2022 
5 October 2022 

No response 
No response 
No response 

Summary of comments: 
No response. 

 

Consultee Date consulted Date reply received 

Suffolk Wildlife Trust 8 August 2022 
22 September 2022 
5 October 2022 

No response 
No response 
No response 

Summary of comments: 
No response.  

 

Consultee Date consulted Date reply received 

East Suffolk Landscape Team 8 August 2022 
22 September 2022 
5 October 2022 

No response 
29 September 2022 
No response 

Summary of comments: 
“Thank you for seeking Landscape and Tree comments on the above application. I have reviewed 
the documents submitted, whilst I have no objection in principle to the development of this site 
for housing, (particularly given the sites allocation within the Framlingham Neighbourhood Plan) 
there is little detail within the application to enable me to provide any real comments on the 
proposal itself. These comments therefore contain advisory points about how additional 
information and detail could be brought forward, in the event of the granting of permission for the 
outline application. Firstly, I’m aware that there is an issue around access to the site and the 
potential loss of areas of community value, I am not commenting directly on this issue as I believe 
an agreeable highways and access arrangement is still being discussed. With regard to the 



resubmission, the application is accompanied by the original Landscape and Visual Impact 
Assessment (LVIA) to which by way of an update includes the following statement ‘The 
development will not have any greater impact on the landscape than the former scheme, which 
received no technical objections in this regard’. I can confirm I agree with this statement and 
having taken an overview of the original/resubmitted information I am also broadly in agreement 
with the findings. In some respects, the inclusion of the LVIA in the event of an approval could be 
misleading as it far more detailed than the rest of the submission, and it does relate to a previous 
scheme. However any reduction in numbers of units across the scheme would likely (subject to 
detail) reduce the adverse effects on the character of the local landscape, or at least allow for 
additional mitigation, and there is some sense to confirming our position on the assessment on it 
at this stage. The Landscape Masterplan that is provided within the LVIA relates to the previous 
submission, however this demonstrates a generous quantity, quality and variety of open space and 
private external amenity space for residents. A similar provision is reflected in the submitted Land 
Use Plan. The reduced numbers would through reducing density potentially increase this provision. 
Purely in landscape terms, I can foresee little reason that this would be objectionable. My caution 
however is that the way in which open space and built form are dealt with, this will need careful 
consideration if they are to be well balanced and for such a low density development to appear 
cohesive and not read as a grouping of smaller developments. I would recommend that if this 
application is approved and additional details are brought forward, the landscape strategy for the 
site should respond to the suggestions within the previous Landscape Masterplan, in that it should 
provide a landscape setting for the development which responds to and compliments local 
landscape character and the strong sense of place in Framlingham, and sets the development 
within the context of its surrounding arable landscape. These are sound principles for providing a 
landscape setting within the site and respond to the findings of the LVIA. In terms of tree 
comments, my colleague Falcon has reviewed the submitted information, which again refers to the 
previously submitted scheme. Falcon has raised that there is ample space to accommodate 
development within the site boundaries. Falcon has confirmed he is in agreement with the AIA and 
that any matters could be addressed at reserved matters stage. I hope this information is helpful at 
this stage, I am happy to provide further input if we receive additional details as part of this 
application or at reserved matters stage should an approval be granted on this outline.” 

 

Consultee Date consulted Date reply received 

Water Management Alliance N/A 
22 September 2022 
5 October 2022 

2 September 2022 
No response 
5 October 2022 

Summary of comments: 
 
2 September 2022 
“The site is near to the Internal Drainage District (IDD) of the East Suffolk Internal Drainage Board 
(IDB) and is within the Board’s Watershed Catchment (meaning water from the site will eventually 
enter the IDD). Maps are available on the Board’s webpages showing the Internal Drainage District 
(https://www.wlma.org.uk/uploads/ESIDB_Index_plan.pdf) as well as the wider watershed 
catchment (https://www.wlma.org.uk/uploads/ESIDB_Watershed.pdf). I note that the applicant 
intends to discharge surface water to a watercourse within the watershed catchment of the 
Board’s IDD. We request that this discharge is facilitated in line with the Non-Statutory technical 
standards for sustainable drainage systems (SuDS), specifically S2 and S4. Resultantly we 
recommend that the discharge from this site is attenuated to the Greenfield Runoff Rates 
wherever possible. The reason for our recommendation is to promote sustainable development 



within the Board’s Watershed Catchment therefore ensuring that flood risk is not increased within 
the Internal Drainage District (required as per paragraph 167 of the National Planning Policy 
Framework). For further information regarding the Board’s involvement in the planning process 
please see our Planning and Byelaw Strategy, available online.” 
 
5 October 2022 

“Thank you for reconsulting the East Suffolk Internal Drainage Board. After reviewing the new 

information submitted on the portal, the Board has no further comments to make and our original 
comments (letter dated 02/09/2022) still stand. As the proposed development lies outside of the 
East Suffolk Internal Drainage District, we defer to the LLFA.” 
 

 
7. Publicity 

7.1. The application has been the subject of the following press advertisement: 
  

Category Published Expiry Publication 

Major 
Application 

25 August 2022 16 September 2022 East Anglian Daily Times 

 
7.2. The application has been the subject of the following site notices: 
 

General Site Notice 
 

Reason for site notice: Major Application 
Date posted: 12 August 2022 
Expiry date: 5 September 2022 

 
 
8. Planning policy 

8.1. The National Planning Policy Framework (2021) (NPPF) represents up-to-date government 
planning policy and is a material consideration that must be taken into account where it is 
relevant. If decision takers choose not to follow the NPPF where it is a material 
consideration, clear and convincing reasons for doing so are needed.  
 

8.2. Development plan policies are material to an application for planning permission, and a 
decision must be taken in accordance with the development plan unless there are material 
considerations that indicate otherwise.  In this instance, the development plan comprises 
the East Suffolk Council – Suffolk Coastal Local Plan [adopted 23 September 2020] (“local 
plan”) and Framlingham Neighbourhood Plan 2016 – 2031 [made March 2017] 
(“neighbourhood plan”).  
 

8.3. Relevant policies from the local plan are listed in the section below and will be considered 
in the assessment to follow: 

 

• SCLP3.1 - Strategy for Growth  

• SCLP3.3 - Settlement Boundaries 

• SCLP5.8 - Housing Mix  

• SCLP5.10 - Affordable Housing on Residential Developments  

• SCLP7.1 - Sustainable Transport  



• SCLP7.2 - Parking Proposals and Standards  

• SCLP8.1 – Community Facilities and Assets 

• SCLP8.2 - Open Space  

• SCLP9.2 - Sustainable Construction 

• SCLP9.5 - Flood Risk  

• SCLP9.6 - Sustainable Drainage Systems 

• SCLP9.7 - Holistic Water Management 

• SCLP10.1 - Biodiversity and Geodiversity 

• SCLP10.2 - Visitor Management of European Sites 

• SCLP10.3 - Environmental Quality  

• SCLP11.1 - Design Quality  

• SCLP11.2 - Residential Amenity 

• SCLP11.7 – Archaeology 
 

8.4. Relevant policies from the neighbourhood plan are listed in the section below and will be 
considered in the assessment to follow: 

 

• Policy FRAM1: Framlingham Town physical limits boundary 

• Policy FRAM2: Housing strategy 

• Policy FRAM3: Housing mix 

• Policy FRAM4: Design standards maintenance of local green spaces 

• Policy FRAM9: Children’s play areas 

• Policy FRAM10: Community growing spaces 

• Policy FRAM14: Pedestrian walkway routes 

• Policy FRAM15: Cycling 

• Policy FRAM17: Parking standards 

• Policy FRAM25: Land off Victoria Mill Road 
 

8.5. Supplementary Planning Documents (SPDs) and Supplementary Planning Guidance (SPG) 
provide additional guidance on matters covered by the local plan and are material 
considerations in decision making. Those that are relevant to this application are listed 
below and will be considered in the assessment to follow: 
 

• Sustainable Construction Supplementary Planning Document (April 2022) 

• Affordable Housing Supplementary Planning Document (May 2022) 

• Recreational Disturbance Avoidance and Mitigation Strategy Supplementary Planning 
Document (May 2021) 

• SPG15: Outdoor Playing Space (April 2001) 
 

8.6. Other guidance documents, produced by East Suffolk Council or others, are listed below. 
These have not been produced as Supplementary Planning Documents but may also be 
relevant in decision making.  

 

• Cycling and Walking Strategy (October 2022) 

• Environmental Guidance Note 

• Suffolk County Council - Suffolk Guidance for Parking, Technical Guidance (May 2019) 

• Suffolk County Council - Suffolk Design Streets Guide (2022 Edition) 



9. Planning considerations 

Outline application 

9.1. This outline application seeks to establish whether the scale and nature of a proposed 
development would be acceptable to the local planning authority before a fully detailed 
proposal is put forward, allowing fewer details about the proposal to be submitted. Once 
outline permission has been granted, approval of the details ("reserved matters") is 
required before work can start.  
 

9.2. In this instance, only the means of access, which is defined in article 2 of the Town and 
Country Planning (Development Management Procedure) (England) Order 2015 as ‘the 
accessibility to and within the site, for vehicles, cycles and pedestrians in terms of the 
positioning and treatment of access and circulation routes and how these fit into the 
surrounding access network’, is being considered within the outline application.  
 

9.3. Therefore, the following details will be agreed at later stage under a reserved matters 
application: 

 

• Appearance: Aspects of a building or place which affect the way it looks, including the 
exterior of the development. 

 

• Landscaping: The improvement or protection of the amenities of the site and the area 
and the surrounding area, this could include planting trees or hedges as a screen. 

 

• Layout: Includes buildings, routes and open spaces within the development and the 
way they are laid out in relations to buildings and spaces outside the development. 

 

• Scale: Includes information on the size of the development, including the height, width 
and length of each proposed building. 

 

Principle of development  

9.4. As the subject site is allocated for housing under policy FRAM25 of the Framlingham 
Neighbourhood Plan for approximately 30 dwellings in the second half of the plan period 
(i.e., delivery of homes from 2025 onwards), the principle of residential development on 
this site is already established. The number of homes, including this site, were accounted 
for in the housing supply planned for in the local plan when adopted in 2020 and informed 
the strategy for growth in the plan. 

 
9.5. The allocation policy (FRAM25) sets out site-specific criteria and reads as follows: 
 

Land off Victoria Mill Road (approximately 2.6 hectares as identified on the Policies Map) is 
allocated for housing for the second half of the Plan period (after 2025); proposals for 
approximately 30 dwellings will be supported subject to the following criteria: 

 

• it provides a mix of dwelling sizes in accordance with policy FRAM3; and  

• the design of the dwellings is in accordance with the requirements of policy FRAM4; 
and 

• affordable housing is provided to meet the requirements of Core Strategy Policy DM2 
(now policy SCLP5.8: Housing Mix); and 



• if possible, the provision of a Neighbourhood Equipped Area for Play (NEAP); and  

• the provision of publicly accessible green space within the site in accordance with the 
requirements of strategic policy SP16 of the Suffolk Coastal Local Plan; and  

• the provision of appropriate vehicle access into the site from Victoria Mill Road; and  

• the provision of appropriate pedestrian access in accordance with policy FRAM14; and 

• the assessment of traffic impacts in accordance with policy FRAM16; and  

• a scheme of archaeological evaluation is provided, followed by appropriate mitigation. 
 

9.6. Each of the policy requirements and other associated material planning considerations are 
addressed in turn throughout the report.  
 
Quantity of dwellings 

9.7. The policy wording ‘approximately 30 dwellings’ should not be understood to set an upper 
limit on the number of homes that could be accommodated on the site to 30 dwellings, 
but rather to provide flexibility to ensure the right number of homes can be 
accommodated on the site based on up-to-date information at the planning application 
stage. The quantum of development is proposed to be up to 35 dwellings, which is more 
than 30 dwellings, but is within the upper limit of ‘approximately 30 dwellings’. 
 

9.8. The Indicative Land Use Parameter Plan (LLF-PTE-ZZ-00-DR-A-10014 Rev. B) shows an 
indicative developable site area of 1.607 hectares. This is deemed sufficient accommodate 
‘up to 35 dwellings’ – equating to a density of 21.7 dwellings per hectare, a reasonably low 
density of housing for a sustainable suburban setting.  

 

9.9. Details relating to appearance, landscaping, layout and scale will be agreed at a later stage 
under a "reserved matters" application, along with further aesthetical detail and 
sustainability requirements. The parameter plans which set the framework and 
expectations of the development provide assurance that 35 dwellings can fit within the 
site along with all other space requirements.  

 
9.10. Granting outline for an ‘up to 35 dwellings’ does not prohibit the council requiring a lower 

number of homes if required to achieve good design appropriate for its location at 
reserved matters stage. However, given the low density this is unlikely, and the site is fully 
capable of supporting 35 suitably designed homes alongside all other site requirements.  

 
9.11. Overall, despite the concerns outlined within the report, which are deemed capable of 

being addressed during the reserved matters stage, the delivery of up to 35 homes will 
achieve the strategic outcomes that the allocation seeks to attain. This will consistently 
contribute to the provision for housing delivery within the district in a plan-led manner, 
recognising the important role that the community of Framlingham took in voting to make 
the Neighbourhood Plan, incorporating specific policies allocation land for housing and 
community infrastructure. Subject to conditions, any harm that may arise is considered to 
be limited and outweighed.  
 

9.12. Due to previously raised concerns regarding the interpretation of policy FRAM1, reference 
is made to Schedule 9, Part 2, para. 7 of the Localism Act 2011, which states that “if to any 
extent a policy set out in a neighbourhood development plan conflicts with any other 
statement or information in the plan, the conflict must be resolved in favour of the policy”.  



With this in mind, attention is drawn to the content of policy FRAM1 noting that 
“(generally sites of up to 30 dwellings)” supplements the key meaning of the statement 
requiring proposals within the physical limits boundary to be of an appropriate size to the 
scale and grain of the town. The site-specific policy then sets out the appropriate size of 
development at “approximately 30 dwellings”.  
 

9.13. Regard has been made to the development plan as a whole, with all material 
considerations relevant to the outline application clearly identified and assessed within 
this report. The material consideration in respect of the proposed ‘up to’ quantity of 
housing has been addressed in detail with specific regard to efficient use of the site (NPPF 
paras 124 and 125); density; setting along the countryside edge; incorporation of play 
space, sustainable drainage systems, and green infrastructure; highway capacity and 
safety; and housing types.  

 

Housing mix 

9.14. As guided by policy FRAM3, new development should provide a mix of housing tenures, 
types and sizes appropriate to the site size, characteristics and location, reflecting where 
feasible the identified need, particularly focusing on smaller dwellings (one and two 
bedrooms). An alternative dwelling mix will only be permitted where it is demonstrated 
that more current evidence of need should apply or where the required mix would 
fundamentally compromise the viability of the development, taking into account other 
requirements of the development. 
 

9.15. Details of the unit types and sizes is reserved for future determination - any reserved 
matters application will need to comply with the relevant policy on housing mix.  

 

Lifetime design requirements 

9.16. The proposal will need to contribute towards meeting the significant needs for housing for 
older people, with at least 50% of the dwellings meeting the requirements for accessible 
and adaptable dwellings under Part M4(2) of The Building Regulations. However, it is likely 
that by the time this site progresses to development, Building Regulations will dictate that 
100 per cent of homes would need to be compliant with Part M4(2). 
 

9.17. A condition of consent will apply to ensure a reserved matters application includes the 
required provision, or in exceptional circumstances, demonstrate that provision is either 
unfeasible or unviable and that the development incorporates alternative measures to 
enhance accessibility and adaptability where possible. 
 
Affordable housing 

9.18. As guided by policy SCLP5.10, proposals of this scale (10+ dwellings) will be expected to 
make provision for 1 in 3 units to be affordable dwellings, and to be made available to 
meet an identified local need, including needs for affordable housing for older people. Of 
these affordable dwellings, 50% should be for affordable rent / social rent, 25% should be 
for shared ownership and 25% should be for discounted home ownership. 
 

9.19. A policy compliant schedule of accommodation for affordable housing will be secured 
within the s106 legal agreement to ensure policy compliance, as agreed between the 
Council’s housing enabling officer. 



 
Custom-choice approach 

9.20. It is intended that affordable housing could be ‘custom-choice’, which is clearly defined 
and limited in scope to interiors only (e.g., internal paint colours, kitchen fittings within a 
selected range, door choices etc.) however this is not essential for the affordable element.  
 

9.21. This approach relies on the support and early buy-in of a Registered Provider for the 
developer to deliver the homes specifically on their behalf. This will be secured within the 
s106 agreement to make sure affordable homes are delivered through this approach first. 
If there is no appetite from a Registered Provider for this method of delivery after a set 
time period, they will be delivered by a more traditional route of the developer building 
the affordable homes and then making them available for a Registered Provider to bid for, 
as is the case with most other developments.  

 
Self/Custom-build  

9.22. As guided by policy SCLP5.9, proposals for self-build or custom-build plots will be 
supported where in compliance with all other relevant policies of the local plan. This can 
be achieved through the delivery of allocated sites, such as this, or via various ‘windfall’ 
developments. The principle of delivering self/custom-build properties is therefore 
supported.  

 
9.23. In order for the application to meet the legal definition of self and custom build housing it 

would need to be built by ‘persons working with or for individuals or associations of 
individuals of houses to be occupied by those individuals’ (see section 1(A1)(c) of the 2015 
Act). This means the applicant would need to be working with or for the initial owners of 
the proposed homes so that the initial owners would have ‘primary input into its final 
design and layout’ (PPG paragraph 016). These defined parameters will be set out within 
the relevant sections of the s106 legal agreement, with a requirement for a marketing 
strategy to inform their delivery.   
 

9.24. The application’s accompanying Design and Access Statement (DAS) sets out the three 
proposed options for initial owners: 
 

• Self-build option – ‘offers the greatest degree of flexibility and customisation… subject 
to a menu of preapproved architectural styles set out in a Design Code’ (DAS, page 2) 
that won’t be considered until reserved matters application, provided the outline 
application is granted. 
 

• Custom-build option – ‘is where individuals buy a serviced plot and contract directly 
with a developer to build their house… subject to a menu of preapproved architectural 
styles set out in a Design Code’ (DAS, page 2) that won’t be considered until reserved 
matters application, provided the outline application is granted. 

 

• Custom-choice option – ‘the house builder builds the external walls and roof, buyers 
then pick from a wide range of interior layout and specification options… subject to a 
menu of preapproved architectural styles set out in a Design Code’ (DAS, page 2) that 
won’t be considered until reserved matters application, provided the outline 
application is granted. 



 
Design code 

9.25. Set out within the above categories is the notion that the design options for each home 
will be determined through a Design Code, which will be agreed through a reserved 
matters application. It shall address matters such as building heights, massing, position on 
plot, plot coverage, materials palette, landscaping, parking, and waste management, shall 
establish the design principles for the scheme to which each plot should adhere and 
provides greater certainty for self and custom builders that their individual designs will be 
granted permission.  It will need to provide sufficient variety or flexibility in the design and 
layout of dwellings for initial owners to consider, whilst ensuring coherence in the design 
and appearance of the overall site. Consideration will therefore need to be given to the 
suitability of a detailed Design Code for a self and custom build development at the 
reserved matters stage.  
 
Delivery and marketing 

9.26. Where serviced self-build or custom build plots are made available (i.e., the required 
highways and services are in place) but are not taken up after a set period of time [to be 
confirmed within the s106 agreement], permission may be granted for the plots to be 
developed by a developer. In such instances, the council will require evidence to 
demonstrate that the plots have been actively promoted as self-build and custom build 
plots, in accordance with the marketing guidance contained in Appendix E of the local plan. 
The self-build and custom-build register will also provide a source of information in 
relation to potential interest. 

 
Self-build and custom-build register 

9.27. At the time of writing, the register evidences a demand for 52 plots in Framlingham parish, 
which is only lower than that identified for Woodbridge (89 plots). We therefore know that 
Framlingham is a desirable location within East Suffolk for self and custom build plots, and 
the proposed development is therefore ideally situated to help meet this identified need. 
 

9.28. The Council considers that there are no undue concerns about meeting the self and 
custom housing need identified on the register. However, the up to 35 proposed self and 
custom build dwellings would help to further meet this demand. 

 

Timing/phasing of development  

9.29. As acknowledged within the neighbourhood plan, there have been a number of residential 
developments within the town over recent years, by 2015 approximately 273 dwellings 
had either been built or had the benefit of planning permission, including land at Station 
Road for approximately 140 dwellings, which resulted in a minimum of 200 dwellings to be 
identified through the neighbourhood plan. Nonetheless, two planning consents were 
granted whilst the plan was being completed: an appeal decision on land at Fairfield Road, 
although not a site promoted through the neighbourhood plan, will contribute some 163 
dwellings; and a permission for 95 dwellings on land south of Mount Pleasant, a site 
supported in the draft plan through exceptional circumstances. As a result, the minimum 
indicative housing requirement had already been met. However, as the neighbourhood 
plan extends to 2031, it is stated that there is still a benefit in identifying and allocating the 
preferred sites for future growth – this being one of them. Further plan-led development is 
supported but must be accommodated within the settlement in a sensitive manner. 

https://www.eastsuffolk.gov.uk/planning/planning-policy-and-local-plans/self-build-and-custom-build/key-statistics-from-the-self-build-and-custom-build-register/


 

9.30. As noted within the Examiner’s Report (dated 9 November 2016), as the site extended 
beyond the defined settlement boundary at the time and is in an area that has already has 
a concentration of new housing, with sufficient land already allocated beyond the 
indicative required level, it was suggested appropriate to select this site for release later in 
the plan period.  In this instance, a timeframe for delivery of development on the allocated 
site therefore set at 2025 onwards.  
 

9.31. Subject to approval of the reserved matters application(s), the site will likely take several 
years to be prepared and built out prior to occupancy of residents. On this basis, it is 
considered that the rate of delivery could align with timeframe set out in policy FRAM25; 
addressed in detail below. However, to ensure works are completed in an appropriate 
order and to better understand construction timeframes, a pre-commencement condition 
for a phasing management plan will be required.  

 
Highways and access 

9.32. The proposed vehicular access into the site is located along the northern edge of the site 
boundary served from Victoria Mill Road – as shown on the proposed site plan (LLF-PTE-ZZ-
00-DR-A-10010 Rev. G) and proposed highway upgrades plan (215077-CCL-XX-XX-DR-C-
0001 Rev. P06). Additionally, the indicative land use parameter plan (LLF-PTE-ZZ-00-DR-A-
10014 Rev. B), shows a proposed pedestrian and cycle network around the perimeter of 
the site, with links to existing/proposed access points.  

 
9.33. The highway authority (Suffolk County Council) has reviewed the submission material and 

has noted the following in their response, which confirms that the proposed off-site re-
alignment of Victoria Mill Road is a requirement for any size of development: 
 

“Notwithstanding LLFA holding objection on drainage which should be resolved prior to 
approval by SCC highways. This application has a reduced number of dwellings on the Local 
Plan allocated site than the previous application DC/20/3326/OUT, however it should be 
noted that any mitigation measures to enable the construction and use of this site should 
be the same, whether a smaller or larger amount of dwellings is applied for.” 
 

9.34. Following detailed review of the submission and with due regard to the concerns raised 
during consideration of the previous application, the highway authority raises no objection 
to the scheme subject to a number of conditions that address the following: 
 

• Grampian condition ensuring the completion of off-site highway improvements prior to 
any commencement of development (including site clearance operations); 

• Details of the proposed access; 

• Details of estate road and footpaths (including layout, levels, gradients, lighting, 
surfacing and means of surface water drainage); 

• Refuse-recycling storage provision; 

• Construction management plan; 

• Parking provision, including cycle storage and EV charging infrastructure; 

• Provision of visibility splays for main access/motorised vehicular access, Clarkes Drive, 
and pedestrian/cycle accesses; 



• Cycle parking; and 

• Means to prevent the discharge of surface water from the development onto the 
highway including any system to dispose of the water.  

  

Highway extent and land ownership  

9.35. Comments raised by Framlingham Town Council states that the road re-alignment works 
are not possible as a strip of land immediately north of The Granary falls within private 
ownership. The local planning authority has brought the matter to the attention of both 
the highway authority and the applicant.  
 

9.36. It is important to highlight that the Council does not have jurisdiction to determine land 
ownership disputes, and any permissions granted do not override the property rights of 
the neighbour should they subsequently prove to be the land owner. The applicant is 
therefore responsible for ascertaining land ownership. In this respect, the completion of 
Certificate of Ownership B submitted with the application, which is the responsibility of 
the applicant to complete correctly, confirms that notice has been served on all known 
affected parties.  
 

 
Figure 1: Extent of highway along Victoria Mill Road - images extracts taken from Suffolk County 
Council records 

  

9.37. With regard to the highway extent, the local planning authority are of the understanding 
that the records provided by Suffolk County Council are accurate. On this basis, all 
proposed road realignment works fall within the current extent of the highway 
maintainable at public expense, as indicated on drawing 215077-CCL-XX-XX-DR-C-0001 
Rev. P06, evidenced by Suffolk County Council records – see Figure 1.  
 

9.38. The green spaces recently designated as ACV’s fall within this extent, where works to the 
highway can be carried out by the Highway Authority without planning permission. 

 

Road realignment – technical standards 

9.39. Framlingham Town Council along with other third-party responses have raised significant 
concerns regarding the feasibility of the road re-alignment works and the resulting width 
of the road and footways, which fail in part to meet the minimum standard for inclusive 
mobility.  
 

9.40. Upon seeking technical advice from the highways authority, the local planning authority 
were advised of the guidance set out in the Manual for Streets (MfS) to inform residential 



estate design. On this basis, the carriageway width of the proposed access road is 5.5m 
with 2m wide footways provided either side, and the design speed for the access road is 
for a maximum of 20mph.  
 

9.41. Given the traffic flows and existing widths on Victoria Mill Road, the highways authority 
considers the 5m sections acceptable. In terms of footway widths, MfS indicates in section 
6.3.22 that there is no maximum width; in lightly used streets, such as those with a purely 
residential function, the minimum unobstructed width for pedestrians should generally be 
2m.  The highways authority has advised that the use of the word “generally” indicates 
that there are circumstances where exceptions might be made. 
 

9.42. Government guidance on footways, footpaths and pedestrian areas in relation to inclusive 
mobility states the following:  
 
“A clear width of 2000mm allows two wheelchairs to pass one another comfortably. This 
should be regarded as the minimum under normal circumstances. Where this is not 
possible because of physical constraints 1500mm could be regarded as the minimum 
acceptable under most circumstances, giving sufficient space for a wheelchair user and a 
walker to pass one another. The absolute minimum, where there is an obstacle, should 
be 1000mm clear space. The maximum length of restricted width should be 6 metres (see 
also Section 8.3). If there are local restrictions or obstacles causing this sort of reduction in 
width, they should be grouped in a logical and regular pattern to assist visually impaired 
people.” 
 

9.43. As shown in Figure 2, the width of the footway at the identified pinch point is 1.713m and 
extends less than 6 metres in length. The narrowest section of the footway is located 
further south of this indicator, measured at 1.5m, but is currently restricted in part by 
existing vegetation.  
 

9.44. Such matters of concern have been subject to further plans based on a topographical 
survey. Despite there currently being overgrown vegetation, the highways authority is 
satisfied that the proposed scheme can be carried out without impacting upon the existing 
pinch-point in the footway. Whilst noting that a pinch-point in the footway is not 
something that they would support and is “far from ideal”, the highways authority would 
not be confident that this matter is sufficient to uphold a recommendation for refusal 
(para. 111, NPPF) throughout the planning process.  
 

9.45. It is important to note that the pinch-point is an existing constraint and is not further 
exacerbated by the road realignment works. As evidenced by policy FRAM25, Victoria Mill 
Road’s pavement width is not deemed as a limitation to the delivery of approximately 30 
dwellings and therefore judgement is to be given on whether the ‘up to 49 dwellings’ 
would pose any greater highway safety risk.   
 

9.46. As noted in their consultation response(s), Framlingham Town Council dispute the road 
and footway width measurements identified on the submitted plans. To assist the local 
planning authority in their previous decision making, the applicant was asked to clarify that 
the submitted drawings are in accurate. Their response remains relevant to this application 
and is noted below:  

 

https://www.gov.uk/government/publications/inclusive-mobility/inclusive-mobility
https://www.gov.uk/government/publications/inclusive-mobility/inclusive-mobility


“In terms of the accuracy of measurements, the plans are based upon a topographical 
survey which is the recognised way of measuring road data and can therefore be 
considered accurate. It may be that the verge has become overgrown or has become 
muddied at the extent which could be impacting any measurement taken by the Town 
Council. It is not clear how they have taken their measurement or their interpretation of 
measurements.  
 
In terms of the ‘narrowness’ of the footway…there is only a very small stretch that is 
narrower than the rest. The narrowest width as shown is 1.5m so it meets the minimum 
recommended footway width of 1.2m. In any event there is clear visibility along the 
footway at its shortest narrowest point...” 

 

9.47. Whilst the local planning authority acknowledges the claims raised by the town council, we 
do not have reason to dispute the accuracy of the measurements, which have been 
calculated by Canham Consulting (specialists in structural engineering, civil engineering 
and building surveying). 
 

 

Figure 2: Extract from drawing number 215077-CCL-XX0XX-DR-C-0001 Rev. P05 indicating the pinch 
point in footway width 

 
Junction and internal road layout 

9.48. The only indication of the internal road layout is shown on the indicative land use 
parameter plan (LLF-PTE-ZZ-00-DR-A-10014 Rev. B). Detailed design at reserved matters 
stage will need to account for safety and visibility requirements, including allowing for 
sufficient manoeuvrability.   
 
 



 
Cycling and walking connectivity 

9.49. The neighbourhood plan states that to help ensure future residents can walk safely to 
Framlingham town centre, public transport facilities, schools and other important facilities 
serving the local community, all new developments must ensure safe pedestrian access to 
link up with existing pavements that directly connect with existing walkway routes as 
identified under policy FRAM14, ensuring proposals create permeable and legible places 
whilst prioritising safe and convenient pedestrian and cycle movement throughout the 
site/into adjacent areas.  

 

9.50. The indicative layout (LLF-PTE-ZZ-00-DR-A-10014 Rev. B) indicates a number of proposed 
cycling and walking tracks throughout the site, and in particular allowing for a potential 
connection from the eastern site boundary to the existing cycling and walking track east of 
the site. Detailed design of the proposed cycling and walking track would need to ensure 
the following: 

 

• a sufficient width of no less than 3m, although ideally no less than 5m, 

• appropriate surfacing for cyclists and pedestrians,  

• appropriate and sensitive low level lighting, 

• the bend in the track at the site’s south east corner would need to allow for cyclists to 
easily and comfortably turn and would certainly not be a right angle turn as shown on 
the parameter plan, 

• proximity to the SuDS feature would not cause structural disturbance and/or flooding 
of the track, and 

• proximity to existing and proposed vegetation would not lead to parts of the track 
being unusable without regular maintenance. 

 

9.51. Taken together, policy SCLP7.1 and FRAM14 expects the delivery of high-quality cycling 
and walking environment on and off site that prioritise pedestrians and cyclists over 
vehicles. As part of the cycling and walking infrastructure delivered through the proposed 
development it is considered appropriate to expect a cycling and walking track to be 
introduced between the eastern site boundary and the existing cycling and walking track 
immediately east of the site. The applicant has advised that the connection to the existing 
cycle route this is reliant on third-party agreement. Nevertheless, the indicated connection 
point onto the cycleway is an important opportunity in ensuring the site is served by 
adequate connectivity and should be made suitable for both cyclists and walkers in ensure 
that there is safe and suitable access, particularly given the constraints associated with the 
re-alignment of Victoria Mill Road. Allowing for this connection within the indicative 
parameter plan and proposed site layout secures future provision.  

 
9.52. As currently shown, the vehicular entrance to the site bisects the pedestrian and cycle 

route along the northern site boundary. Policy SCLP11.1 (h) is clear that in situations where 
there is conflict between cyclists, pedestrians and motorists, the conflict should be 
resolved in favour of the cyclists and pedestrians. In the interests of highway safety and to 
encourage the sustainable transport benefits of active travel, a condition of consent will 
apply requesting the provision of details of how the cycle track will safely cross the access 
road.   
 



9.53. It is acknowledged that Framlingham Parish Council and other third-party responses raise 
concerns regarding the impact on pedestrian connections due to the proposed 
realignment of Victoria Mill Road. This is addressed in detail in the highways section of this 
report. 
 

9.54. The Cycling and Walking Strategy for the district which considers cycling and walking 
opportunities in and around site allocations in the development plan, makes the following 
suggestions for this site: 
 

• Introduce a cycling and walking track along Victoria Mill Road, segregated from the 
road by the existing hedgerow, and linking Footpath 50 to the cycle track west of 
Station Terrace. 

 

• Introduce a crossing point on Victoria Mill Road to facilitate safe walking and cycling 
access to Footpath 58 and the pedestrian walkway routes beyond. 

 
9.55. The content of the document will not require more than policy dictates but supports policy 

aims; suggested recommendations are not intended as development requirements and are 
currently seen as opportunities for consideration. In this instance, the segregated cycle 
route is not a proportionate expectation for a development of this scale and in this 
location. It may however remain an ambition in the document and as the strategy 
acknowledges, not all improvements are for developments to deliver, and such 
improvements can be delivered through other funding sources. 
 

9.56. The outline parameters have regard to the pedestrian walking routes that ensures 
future/existing residents can walk safely to Framlingham town centre, public transport 
facilities, schools and other facilities serving the local community – in accordance with 
policy FRAM14. The proposed pedestrian footway links to Victoria Mill Road, where the 
existing footway connects to an identified pedestrian walking route along Station Road, 
and a secondary pedestrian walking route is proposed to the eastern extent, which will 
provide an alternative connection to Station Road. 
 
Travel plan 

9.57. Suffolk County Council had previously advised that the development is too small to justify 
a Travel Plan; however, the developer is encouraged to implement one on a voluntary 
basis without the need for it to be conditioned.  

 

Assets of community value 

9.58. Assets of Community value (ACV) are governed by legislation, in the form of the Localism 
Act 2011 (the 2011 Act) and The Assets of Community Value (England) Regulations 2012 
(the 2012 Regulations). The purpose of these provisions is to provide community groups 
with the opportunity to bid for land which is considered to be of community value to 
support the continued community use or value of the land as and when the landowner 
wishes to dispose of such land. 
 

9.59. An ACV is a building or other land which is registered as an asset of community value if its 
main use has recently been or is presently used to further the social wellbeing or social 



interests of the local community and could do so in the future. The Localism Act states that 
‘social interests’ include cultural, recreational and sporting interests.  

 
9.60. As previously addressed, the proposed road re-alignment works directly impact two Assets 

of Community Value (ACV’s) – shown as Area 2 and Area 3 in Figure 3. These are green 
areas are located in front of five dwellings on the north western side of the road. The 
spaces are in effect grass verges and are highway land maintainable at the public expense. 
Whilst the community enjoyment and recreational use of these spaces is recognised, they 
are also used for informal car parking, with Google Earth showing between two and four 
cars parked on the grass in recent years. 

 

9.61. Should the owner of the ACV’s (Flagship Housing Group Limited) wants to sell the land, 
they must contact East Suffolk Council who will notify Framlingham Town Council as the 
nominees of the respective asset(s). The town council then has the opportunity to register 
its interest as a potential bidder, triggering a six-month moratorium period during which, 
subject to certain exceptions, the owner can only sell the asset if it is to the town council. 
After the six-month moratorium period the owner can sell to whomever they choose. 
Based on the application detail, the required works to this highway land would not trigger 
a need to sell the land for its implementation.  

 

 
Figure 3: Listed ACV areas along Victoria Mill Road, Framlingham – base map: Land Registry title 
plan.  

 

Policy SCLP8.1: Community Facilities and Assets 

9.62. Consideration to the ACV status of the affected green spaces is to be considered against 
policy SCLP8.1, although there is some question over whether green space is compatible 
with the interpretation of ‘facilities’ in that policy – explored further in later sections of this 
reporting.  
 

9.63. Policy SCLP8.1 states that “proposals to change the use, or redevelop for a non-community 
use, a facility registered as an asset of community value, will not be permitted.” This 



prohibitive statement goes further than national planning policy suggests. With reference 
to providing social, recreational, and cultural facilities/services the community needs, para. 
93 (c) of the NPPF states that planning policies and decisions should: “guard against the 
unnecessary loss of valued facilities and services, particularly where this would reduce the 
community’s ability to meet its day-to-day needs;”.    

 
9.64. The NPPF therefore accepts that there are instances where the loss of a valued facility 

could be considered necessary, a premise acknowledged by local plan’s policy preamble, 
which states:  

 

“…the listing of an asset does not provide protection against a change of use or 
redevelopment.” – para. 8.5. 
 
“…there is a need for flexibility to allow the change of use or redevelopment in certain 
circumstances such as lack of community need, lack of viability or re-provision of the 
building in an equally or more accessible location” – para 8.7. 

 
9.65. Nonetheless, despite the variations in statements, policy SCLP8.1 itself is clear in its 

wording that any change of use of an ACV would not be permitted.  
 

9.66. The land parcels are considered to be mixed-use as they serve both as highway verge, 
falling within the highway extent, and as an open space community use, as acknowledged 
by the ACV status. The proposed road realignment would therefore result in the change of 
use of the registered assets of community value (in-part), being a change from a highway 
verge to metalled carriageway, but all within the highway maintainable at public expense. 
 

9.67. Although is interpreted as being contrary to policy SCLP8.1, a breach of policy does not 
necessarily mean that permission must be refused as the plan must be read as a whole and 
the conflict with policy may be justified by other material planning considerations. To 
understand the extent of the breach of policy, and whether this could be justified, it is 
important to understand the nature and extent at which the verges will be affected by the 
realignment, and whether their existing community use can be carried on in a meaningful 
way after the proposed works.  
 

9.68. As a result of the realignment and expansion of road width, the overall loss of ACV area 
would equate to approximately 57 sq. m – see Table 1. The positioning of the southern 
ACV would remain in situ, with a net area loss of 29 sq. m due to the widening of the 
existing road alignment and footways. The northern ACV will be replaced by the 
straightened section of road, resulting in a new green verge being created immediately 
north of The Granary - the combined total of green space within this area equates to 370 
sq. m.  

 
Table 1: ACV calculations – taken from the ‘Illustration of existing and proposed road alignment’ 

 Southern ACV Northern ACV Total 

Existing  290 sq. m. 398 sq. m 688 sq. m 

Proposed 261 sq. m. 370 sq. m 631 sq. m 

Variation  -29 sq. m -28 sq. m -57 sq. m 
 



 
9.69. An area of land is deemed an asset of community value (ACV) if its main use has recently 

been or is presently used to further the social wellbeing or social interests of the local 
community. As the realignment would result in two green verges of a useable size as a 
community open space, rather than being rendered unusable in their entirety, the local 
planning authority is minded to give less weight to the breach of policy. 

 
9.70. In this instance, as a matter of planning judgement, greater weight could be given to the 

provision of housing on an allocated site and the subsequent benefits of the provision of a 
neighbourhood equipped area of play (NEAP) than to the protection of the verge. The 
development includes open space, landscaped space and sports and play facilities 
covering: 
 

• Open space and equipped area of play – 2,676 sq. m. 

• Green open space – 1,156 sq. m. 

• Drainage basin (including 3m easement) – 3,768 sq. m. (plus 3m easement)  
 

 

9.71. The impact to the ACV areas shall be assessed both in terms defined loss of area and 
whether the proposal still provides for the continued use of green spaces for community 
activities. An illustrative drawing has been submitted highlighting the variation between 
the existing and proposed road alignment, including a spatial comparison of the green 
spaces along the related section of Victoria Mill Road. It demonstrates that the combined 
net loss of green space/ACV area is approximately 56 sq. m, with an area of new green 
space proposed immediately north of The Granary that the community are able to use for 
continued social well-being and local community social interests. Whilst the is a physical 
loss of ACV area due to displacement and the incorporation of highway features, the 
impact on the continued use of such areas is thought to be minimal.  
 

9.72. Weighing this in the balance of the overall benefit of the scheme, which would bring 
forward up to 35 self/custom build homes (including policy compliant affordable housing 
provision) and a significant public amenity benefit of a NEAP (an over provision of play and 
recreation space), the local planning authority retains its recommendation of approval 
despite the breach of policy SCLP8.1.  
 

Policy SCLP8.2: Open Space 

9.73. Following further review of policy SCLP8.1 in respect of other recent applications, it is 
questioned whether this is the correct policy to apply, although it is important to highlight 
acknowledgment that the green spaces are designated as ACV’s.  
 

9.74. For context, the pre-amble to policy SCLP8.1 states that “facilities can include shops, post 
offices, public houses, medical facilities, police facilities, sports venues, cultural buildings, 
places of worship and places which promote social interaction and provide opportunities 
for meetings between people who might not otherwise come into contact with each 
other”. It is therefore implied that this policy predominantly applies to buildings and 
venues.  
 



9.75. Whereas the next policy in the local plan, under the same ‘community facilities and assets’ 
chapter, is policy SCLP8.2 relates to green spaces, with its pre-text stating - “open space 
which is accessible can be provided through formal facilities such as playing pitches and 
courts, but also through informal spaces such as village greens, woodlands, beaches, and 
public rights of way which collectively contribute to healthy communities and active 
lifestyles” - in that respect, in seeking to consider the importance and impacts upon green 
spaces in residential areas, it could be considered that policy SCLP8.2 is the most relevant 
policy to address any loss of open green space.  

 

9.76. Policy SCLP8.2 states (in-part) the following:  
 

There will be a presumption against any development that involves the loss of open space 
or community sport and recreation facilities. Proposals for development that results in the 
loss of open spaces will only be permitted in exceptional circumstances where:  
 
a. The proposal is ancillary to the open nature of the area and will enhance local 

character, increase local amenity and be of greater community or wildlife benefit;  
b. An open space assessment demonstrates the site is surplus to requirements including 

its ability to be used for alternative open space uses; or  
c. The loss resulting from the proposed development will be replaced by equivalent or 

better provision in terms of quantity, quality and in a suitable location. 
 

9.77. Criteria C is the relevant consideration to this proposal since a far greater provision of 
green open space and sports and play facilities will be provided as part of the development 
set against the loss of this green highway verge space. On this basis, the proposed 
development therefore complies with policy SCLP8.2.  

 
Flood risk/drainage 

9.78. The proposed development is located in Flood Zone 1 and has some areas of surface water 
flooding along the southern boundary within the existing ditch. The supporting documents 
advise that due to the lack of soil infiltration on site, there is a limited number of 
sustainable drainage systems available.  
 

9.79. Following an initial holding objection from the Lead Local Flood Authority (LLFA), 
supporting documents and technical detail (as listed below) have been submitted that 
sufficiently addresses previously raised concerns, subject to conditions – as outlined in this 
report.  

 

• Pollard Thomas Edwards, Indicative Land Use Parameter Plan, LLF-PTE-ZZ-00-DR-A-
10014 A, 04/10/2022 

• Canham Consulting, Flood Risk Assessment, 215077 P7, 08/07/2022 

• Canham consulting, Drainage Note P01, 09/09/2022 

• Correspondence with Canham Consulting dated 30/09/2022 @ 11:42 
 

9.80. The watercourse the applicant is proposing to discharge into is not a main river and 
therefore the Environment Agency do not need to be specifically consulted on this 
account.  
 



9.81. East Suffolk Internal Drainage Board has been consulted as part of this process and their 
comments are noted in full within the Section 6 of this report. In summary, they 
acknowledge that the applicant intends to discharge surface water to a watercourse within 
the watershed catchment of the Board’s IDD, and subsequently request that this discharge 
is facilitated in line with the non-statutory technical standards for sustainable drainage 
systems (SuDS), specifically S2 and S4, and recommend that the discharge from the site is 
attenuated to the Greenfield Runoff Rates wherever possible. 
 

9.82. With these conditions in place, the proposed development is in accordance with the 
objectives of policy SCLP9.5 and national planning policy.  
 
Archaeology and heritage  

9.83. This site lies in an area of archaeological potential as recorded on the County Historic 
Environment Record (HER reference FML 052). To north of the application area is the 
historic core of the town, which includes Framlingham Castle (FML 001) and ‘The Mere’ 
(FML 021); to the immediate north of the site is Victoria Mill, a post mill erected in 1712, 
replaced by tower mill in 1843 and demolished 1935 (FML 024); and to the east is an 
artefact scatter indicative of medieval occupation (FML 019). As a result, there is high 
potential for the discovery of below-ground heritage assets of archaeological importance 
within this area, and groundworks associated with the development have the potential to 
damage or destroy any archaeological remains which exist.  
 

9.84. Suffolk County Council archaeological service has advised that 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 NPPF para.199 and local plan policy 
SCLP11.7, 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. 
 

9.85. Conditions of consent will request a Written Scheme of Investigation, along with a site 
investigation and post investigation assessment, to ensure the safeguarding of 
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. 

 

Victoria Mill Road heritage assets 

9.86. Framlingham Town Council and third-party consultees have raised concern that the road 
realignment works would destroy the historic road layout and weaken its relationship with 
the adjacent heritage buildings. Whilst the local planning authority’s principal design and 
conservation officer considers it unfortunate that the historic dog-leg road pattern around 
the site of the former mill will be partly lost through this development proposal and 
acknowledges that the immediate group of buildings (former mill, the mill manager's 
house, counting house and granary) provide an important heritage of locally significant 
buildings, no formal objection is raised.   
 

9.87. Framlingham Town Council has also commented regarding the effect of the proposal on 
the significance of The Mill House, near the application site, which they consider a Non-



Designated Heritage Asset (NDHA). The case officer has sought advised from the Council’s 
Principal Design & Conservation Officer, who confirms that The Mill House was not 
identified by the local planning authority at pre-application or application stages as an 
NDHA, and there is no list of identified NDHA’s within the Framlingham Neighbourhood 
Plan.  
 

9.88. A neighbourhood plan is the best place for a list of such heritage assets to be identified at 
the local level, and there was clear advice to Framlingham Town Council by the Suffolk 
Preservation Society at consultation stage to include such a list – or, at least, adopt the 
district council’s criteria for NDHA selection. Neither a list of NDHA’s nor criteria for 
identifying them are included in the neighbourhood plan. On this basis, the Principal 
Design & Conservation Officer does not see on what basis the town council claims that The 
Mill House is an NDHA, and that the relevant policy test of the local plan should be 
engaged. Therefore, the town council’s suggestion to apply local plan policies SCLP11.5 
and SCLP11.6 can be disregarded.  

 
Design quality and landscaping  

9.89. As an outline application, with aspects relating to appearance, landscaping, layout and 
scale reserved matters. The indicative site land use parameter plan (LLF-PTE-ZZ-00-DR-A-
10014 Rev. A) is the only element of the submission that indicates aspects of future 
proposals – it seeks to establish the developable area of the site along with an indicative 
internal road layout, areas for open space and equipped area of play, and an area reserved 
for drainage.  

 
Landscaping/visual impact 

9.90. There has been a lot of development pressure on the south side of the town in recent 
years and so the southern edge of the site will need to be carefully considered if this 
development is not to add to the cumulative visual impact on the rural landscape when 
approached from the south. Appropriately planned, any anticipated adverse harm in this 
respect can be kept to acceptable levels.  

 

9.91. The southern site boundary must be understood as a key edge of the site, and should be 
reflected in the layout, built form and orientation of buildings that front onto the southern 
site boundary, presenting a strong edge demarcating the settlement fringe of 
Framlingham. The existing southern edge of the town in this location is marked by the 
dwellings on the north of Victoria Mill Road, which front onto the countryside in terraced 
and semi-detached form. The long open countryside views onto and from this site 
emphasise the importance of this location. In providing a strong edge it is important that 
any development does not restrict long views of the historic town core, most notably 
towards the Church of St Michael. The Settlement Sensitivity Assessment for Framlingham, 
as part of the local plan evidence base, notes that where development extends onto the 
upper slopes of the valley it is often more visually prominent and can alter the perception 
of the settlement within the valley. The proposed pedestrian/cycleway along the southern 
boundary of the site may also act as a guiding principle, presenting an opportunity to front 
dwellings onto such feature. 
 



9.92. The local planning authority’s Strategic Landscape Advisor has reviewed Landscape and 
Visual Impact Assessment (LVIA) that formed part of a previous submission 
(DC/20/3326/OUT), to which by way of an update includes the following statement:  
 

“The development will not have any greater impact on the landscape than the former 
scheme, which received no technical objections in this regard”.  

 
9.93. Whilst they raise no objection to the principle of the development due to its allocated 

status, there is little detail within the application to enable the provision any real 
comments on the proposal itself. However, confirms that they agree with the above 
statement and having taken an overview of the original/resubmitted information they are 
also broadly in agreement with the findings.  
 

9.94. In some respects, the inclusion of the LVIA in the event of an approval could be misleading 
as it far more detailed than the rest of the submission, and it does relate to a previous 
scheme. However, any reduction in numbers of units across the scheme would likely 
(subject to detail) reduce the adverse effects on the character of the local landscape, or at 
least allow for additional mitigation, and there is some sense to confirming our position on 
the assessment on it at this stage. The Landscape Masterplan that is provided within the 
LVIA relates to the previous submission, however this demonstrates a generous quantity, 
quality and variety of open space and private external amenity space for residents. A 
similar provision is reflected in the submitted indicative parameter plan. The reduced 
numbers would, through reducing density, potentially increase this provision.  
 

9.95. Purely in landscape terms, the Council’s Strategic Landscape Advisor advises that they can 
foresee little reason that this would be objectionable. However, raises caution with the 
way in which open space and built form are dealt with - this will need careful consideration 
if they are to be well balanced and for such a low-density development to appear cohesive 
and not read as a grouping of smaller developments.  

 
9.96. As indicated on the existing site plan (LLF-PTE-ZZ-00-DR-A-10003 Rev. C), there are 

numerous trees and hedgerows along the site boundaries that are to be retained – none of 
which are protected by Tree Preservation Orders. The local planning authority’s 
Arboricultural and Landscape Officer has reviewed the submitted Arboricultural Impact 
Assessment, which again refers to the previously submitted scheme, and has confirmed 
agreement in principle to the proposed site plan. The identified species are: 
 

• An English oak - located at the northern western corner. 

• A field maple - located along the northern boundary opposite the crescent. 

• A goat willow - located along the southern boundary, in the western corner. 

• A common Ash - located along the western boundary, in the western corner.  

• A group of damson, field maple, common ash, horse chestnut, hawthorn, and goat 
willow – located in the north eastern corner, south of The Mill.  

• A group of leylandii – located in the north eastern corner, south of The Mill. 

• Hedgerow of hawthorn, hazel, field maple, and elder – located along the northern 
boundary. 

• Hedgerow of hawthorn and field maple – located along the eastern boundary (in-part). 



• Hedgerow of blackthorn and hawthorn – located along the southern boundary, in the 
western corner. 

• Hedgerow of field maple, hawthorn, and English elm – located along the entire western 
boundary. 

 
9.97. It is acknowledged that the applicant has supplied a minimal amount of design detail -the 

Design and Access Statement is brief and lacks the level of detail previously supplied under 
the previous submission (DC/20/3326/OUT). However, the principles of the development 
are deemed acceptable in terms of the access layout and general hierarchy of land use. 
Design expectations relating to an appropriate layout, scale, and landscaping, as well as 
ensuring strong frontages and edges facing outwards towards the countryside edge will 
need to be sufficiently addressed at reserved matters stage, with the submission of a site-
wide design and landscape assessments to inform and support future detail.  
 

9.98. To ensure high quality design and coordinated development in accordance with policy 
SCLP11.1 and to facilitate continuity through cumulative phases of development in 
accordance with policy SCLP5.9, pre-commencement conditions, required alongside any 
submission of reserved matters detail will require the following: 
 

• Arboricultural Impact Assessment 

• Comprehensive Design and Access Statement 

• Landscape Strategy including a Landscape Visual Impact Assessment and Landscape 
Masterplan 

• Site-wide Design Code  
 

Ecology and biodiversity 

9.99. East Suffolk Council’s Senior Ecologist has reviewed the Preliminary Ecological Appraisal 
(PEA) (by CSA Environmental, dated August 2022) and notes the conclusions of the 
consultant.  
 

9.100. As identified in the PEA report, the site is an arable field which is of relatively low 
ecological value. The north, east and west boundaries of the site are comprised of 
hedgerows which are of greater ecological importance, and which are UK Priority habitat 
(under Section 41 of the Natural Environment and Rural Communities (NERC) Act (2006)). 
The proposed site plan (LLF-PTE-ZZ-00-DR-A-10010 Rev. G) indicates that these hedgerows 
are to be retained as part of the proposed development, with the exception of a short 
section of the northern hedgerow which would be removed to create the vehicular access. 
Subject to the detailed design, new hedgerow planting along the southern boundary of the 
site (in the area marked as an ‘ecology buffer’ on the proposed site plan) will mitigate for 
this loss.  

 

9.101. Based on the information available, subject to the implementation of the mitigation 
measures identified in the PEA report the proposed development is unlikely to result in a 
significant adverse impact on protected species or UK Priority habitats or species.  

 

Biodiversity net gain 

9.102. As recognised in the PEA report the site also offers the opportunity to deliver biodiversity 
net gain/ecological enhancement measures. Although at present there is no mandatory 



level of biodiversity gain which is required to be delivered (and therefore no strict 
requirement for the submission of a biodiversity metric calculation to demonstrate the 
exact percentage gain predicted), both the NPPF and local plan policy SCLP10.1 require 
new developments to deliver biodiversity gain. Given that this is an outline application 
details of specific biodiversity enhancement measures are not expected at this stage, 
however the indicative land use parameter plan (LLF-PTE-ZZ-00-DR-A-10014 Rev. B) 
indicates that areas throughout the site will be available for this purpose.  
 

9.103. Strategic landscaping should be delivered as part of the first phase of development on the 
site and a Landscape & Ecology Management Plan (LEMP) is required to secure the long-
term management of these areas. For individual plots details of biodiversity enhancements 
should be provided as part of the relevant reserved matters applications. Securing the 
delivery of such measures will help ensure that the development meets the requirements 
of the NPPF (paras. 174(d) and 180(d)) and local plan policy SCLP10.1.  
 

9.104. Suggested conditions to secure the required ecological mitigation and enhancement 
measures are incorporated within the reporting.  

 

Habitats Regulations Assessment (HRA)  

9.105. A separate Habitats Regulations Assessment (HRA) record has been completed for this 
application, which concludes that, subject to appropriately securing the necessary financial 
contribution to the Suffolk Coast RAMS, the development will not result in any adverse 
effects on the integrity of any European designated site either alone or in-combination 
with other plans or projects. Natural England’s consultation response, dated 23 August 
2022, supports with this conclusion. 

 
Open/play space 

9.106. Policy FRAM9 identifies that there is a need for two Neighbourhood Equipped Areas for 
Play (NEAPs) to address the needs for Framlingham, particularly in the south and west of 
the town. It further states proposals to bring forward NEAPs will generally be supported, 
and in particular on land being developed as part of the allocation – policy FRAM25. 
 

9.107. This need has been acknowledged and incorporated within the proposal, with the 
indicative provision of 2,676 sq. m of green open space and public amenity area (including 
an equipped area of play measuring approximately 1,037 sq. m) within the north eastern 
corner of the site.  

 
9.108. The area allocated for the NEAP could adequately accommodate the minimum activity 

zone, as per Fields in Trust recommended requirements for a NEAP (minimum overall size 
0.1ha). Further detail will be required at reserved matters stages to ensure the minimum 
activity zones are provided, along with the required 30m minimum separation between 
activity zone and the boundary of the nearest dwelling.  

 

Community growing spaces 

9.109. As part of the pre-submission community consultation for all development proposals, 
developers are encouraged to explore with the community the potential for inclusion of a 
community growing space of a size appropriate to the local community it would serve – 
policy FRAM10.  



 
9.110. With reference to the Statement of Community Involvement (by Rural Solutions, dated 

August 2020) it is not evident that such consultation was conducted.   Nonetheless, the 
incorporation of alternative growing spaces in varying scales and forms could be achieved 
through soft landscaping, which can be explored in the detail at the reserved matters 
stage. 
 
Sustainable construction 

9.111. In line with policy requirements, the proposed scheme should achieve higher energy 
efficiency standards that result in a 20 per cent reduction in CO2 emissions below the 
Target CO2 Emission Rate (TER) set out in the Building Regulations. Exceptions should only 
apply where they are expressed in the Building Regulations or where applicants can 
demonstrate, to the satisfaction of the Council, that it is not viable or feasible to meet the 
standards. Optional technical standard in terms of water efficiency of 110 
litres/person/day should also be achieved.  
 

9.112. Detail is to be submitted by way of a sustainability statement to address the requirements 
outlined under policy SCLP9.2, which is to be secured by a pre-commencement condition.  

 

Infrastructure  

9.113. Infrastructure requirements needed to support and service the proposed development 
must be considered in the proposed development, with the expectation that the scheme 
contributes towards infrastructure provision to meet the needs generated. Off-site 
infrastructure will generally be funded by the Community Infrastructure Levy, and on-site 
infrastructure will generally be secured and funded through Section 106 planning 
obligations.  

 

Infrastructure improvements 

9.114. As previously advised by Suffolk County Council, the scale of the proposed development 
justifies a contribution towards infrastructure improvements but not for service provision. 
Due to the site being in walking distance of the existing bus stops at the end of Victoria Mill 
Road, £25,000 is required to equip those with solar powered Real-Time Passenger 
Information System (RTPI) screens.  

 

Fire safety  

9.115. Fire hydrant requirements will be covered by an appropriate planning condition, which will 
allow Suffolk Fire and Rescue Service to make final consultations at the reserved matters 
stage. Suffolk Fire and Rescue Service also strongly recommends the installation of 
automatic fire sprinklers and requests that early consideration is given during the design 
stage of the development for both access for fire vehicles and the provisions of water for 
firefighting.  

 

Impact on healthcare 

9.116. Despite numerous consultation notifications, a response from Ipswich & East Suffolk CCG 
has not been received in relation to this re-submission. However, Ipswich & East Suffolk 
CCG had previously advised that work has been carried out at the local primary care facility 
and is not currently over capacity. They therefore withdrew any request for mitigation 



from this development, which removes any concerns raised with regard to the impact the 
proposal would pose on healthcare provision within Framlingham.  

 

Community Infrastructure Levy (CIL) 

9.117. Community Infrastructure Levy Regulations 2010 allow for certain development such as 
self-build and custom build housing to apply for an exemption from the levy and guidance 
provides a definition of self-build and custom build housing for that purpose. Self-build and 
custom build multi-unit and communal schemes can also qualify for the exemption where 
they meet the required criteria.  

 
9.118. It is possible that this development may generate very little CIL income and respectively 

little Neighbourhood CIL. As this is a national position to incentivise the delivery of self and 
custom-build housebuilding, it is not something that should be held against the proposal. 
Even if little CIL is generated by the development, it does not stop CIL funds in the wider 
District CIL ‘pot’ being used to mitigate the infrastructure demands. CIL will be spent where 
the growth demands dictate a need for spending and the amount of CIL collected in an 
area is irrelevant to how it is spent if the growth demands exist.  

 
 
10. Conclusion 

10.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that “where in 
making any determination under the planning Acts, regard is to be had to the development 
plan, the determination shall be made in accordance with the plan unless material 
consideration indicates otherwise”. Whether a development is ‘in accordance with the 
plan’ calls for a series of judgments to be made, which may include determining the 
relative importance of the policy, the extent of any breach and how firmly the policy 
favours or set its face against such a proposal. Development plan policies can ‘pull in 
different directions’ (i.e., some may support a proposal, others may weigh against). In such 
cases, the local planning authority is required to assess the proposal against the potentially 
competing policies and decide whether in the light of the whole plan the proposal does or 
does not accord with it. 
 
Principle of development 

10.2. The subject site is positively allocated within Framlingham Neighbourhood Plan as a 
sustainable location for the development of approximately 30 dwellings (FRAM25). 
Located at the south-western corner of Framlingham within the existing physical 
limits/settlement boundary of the town, the 2.7-hectare site currently forms part of the 
wider agricultural land that extends to the south and west, with neighbouring residential 
developments to its north and east. It lies within the Ore Valley Landscape Character Area 
designated by the Suffolk Coastal Landscape Character Assessment, but is not subject to 
any national landscape, environmental or heritage designations that preclude it from 
development.  
 

10.3. The Framlingham Neighbourhood Plan allocation verifies the site as a sustainable location 
that can support housing growth. The neighbourhood plan was voted for by the 
community to form part of the development plan which must be relied upon for decision 
making. The proposal will benefit the full local plan period housing needs of the town, with 
an affordable housing offering according with policy requirements. 



 

10.4. Additionally, the site-wide self-build and custom housebuilding approach is a positive 
attribute; helping to diversify the housing market and increase consumer choice, which can 
be innovative in both its design and construction. In these respects, the proposal delivers 
on the strategy and needs of the local plan and the development plan as a whole. This 
compliance with policy must be given substantial weight when considering any competing 
policies. 
 

Assets of community value 

10.5. As acknowledged in detail earlier in the report, the proposed recommendation conflicts 
with policy SCLP8.1 and subsequently with the previously refused application.  
 

10.6. In this instance the two areas of green space alongside Victoria Mill Road were granted by 
East Suffolk Council as Assets of Community Value as the recreational use of the two land 
parcels are considered to further social well-being and local community social interests. 
With that in mind, the impact to the ACV areas shall be assessed both in terms defined loss 
of area and whether the proposal still provides for the continued use of green spaces for 
community activities. An illustrative drawing has been submitted highlighting the variation 
between the existing and proposed road alignment, including a spatial comparison of the 
green spaces along the related section of Victoria Mill Road. It demonstrates that the 
combined net loss of green space/ACV area is approximately 56 sq. m, with an area of new 
green space proposed immediately north of The Granary that the community are able to 
use for continued social well-being and local community social interests. Whilst the is a 
physical loss of ACV area due to displacement and the incorporation of highway features, 
the impact on the continued use of such areas is thought to be minimal.  
 

10.7. It is the professional view of local planning authority officers that a plan-led 
neighbourhood plan allocation for a similar number of homes to that proposed is in 
accordance with the development plan and the benefits of this proposal demonstrably 
outweigh the conflict with the ACV status applied in policy SCLP8.1. This conflict alone 
would not pull a decision outside of the level of support for its approval gained by other 
policy compliance, including the policy which allocates the site for housing and local 
community play facilities. It is therefore concluded that the proposal complies with the 
development plan as a whole and in respect of the single conflict it would be considered 
unlikely to succeed at appeal. 

 
Quantity of dwellings 

10.8. The previous conflict with policy FRAM25, previously recognised in the refusal of 
DC/20/3325/OUT, does not exist in this application. The proposed quantity of housing at 
‘up to 35 dwellings’ is considered to more appropriately align with the ‘approximately 30 
dwellings’ specified within the neighbourhood plan allocation policy –FRAM25. The 
submitted ‘indicative land use parameter plan’ (LLF-PTE-ZZ_00-DR-A-1001D Rev. B) 
indicates that the quantum of housing is achievable at a relatively low density within the 
identified developable area (1.607 ha) without compromising on open space/play 
provision, accessibility/connectivity, and sustainable drainage features. All of which 
accords with the relevant policy expectations of the development plan. 
 
 



Access and highway safety 

10.9. There has been a significant level of local objection to the proposal with the main points on 
concerns pertaining to highways safety and traffic impacts associated with the road 
realignment (including to the historic Victoria Mill buildings), overdevelopment and lack of 
infrastructure. Such concerns have been taken into account in reaching a decision on the 
proposal and the local planning authority are led by the highways authority’s technical 
advice relating to the suitability of the proposed access(es) and subsequent highway safety 
matters.  
 

10.10. In the absence of a holding objection from the highway authority, a statutory consultation 
that has a duty of care to maintain the safety and usability of roads that are kept at public 
expense, it is interpreted that the proposal does not pose “an unacceptable impact on 
highway safety” (para. 111 NPPF).  

 
Detailed design 

10.11. Only means of access is being considered in detail within this outline application, which 
covers accessibility for all routes to and within the site, as well as the way they link up to 
other roads and pathways outside the site. Details relating to appearance, landscaping, 
layout and scale will be agreed at a later stage under a "reserved matters" application - 
along with further aesthetic detail and sustainability requirements.  
 

10.12. The incorporation of a neighbourhood equipped play area (NEAP) addresses the needs of 
the town outlined by policies FRAM9 and FRAM25, with further landscaped public open 
space provided. This accords with the requirements of the development plan and 
particularly the neighbourhood plan expectations for open space and recreation to serve 
not just the development but the wider area. 

 
10.13. Matters relating to highways, flooding, ecology, landscape and environmental protection 

are to be sufficiently mitigated, methods of which are to be secured by way of condition 
and through the detailed design reserved matters stage. Whilst any impacts upon facilities 
and public services can be mitigated through Community Infrastructure Levy finance.  
 

10.14. While there are elements of the proposal that require further detail through reserved 
matters applications, the fundamental components relating to the outline application, 
including access and the approximate quantum of housing, do not make the detail or the 
principle of development objectionable given the content of relevant statutory 
consultation responses. Having regard to the additional information provided within the 
accompanying technical reports and plans, it is considered that there are no other 
concerns of such a significant magnitude that should result in the principle of the proposal 
being unacceptable.  
 
 

11. Recommendation 

11.1. The recommendation put before Planning Committee South is: 
 

Authority to approve subject to: 

• agreement of a ‘Grampian condition’ requiring highway improvements prior to 
development or other operations;  



• agreement of all required planning conditions; and  

• the completion of a s106 legal agreement (detailing highway improvement works, 
affordable housing provision, self-build and custom-build strategy, and a contribution 
to the Suffolk Coast RAMS).  

 

 

Draft conditions and informatives 

The draft conditions and informatives listed below are subject to change and require agreement 
between stakeholders.  
 
Conditions  

1. Application for approval of reserved matters shall be made not later than the expiration of 
three years beginning with the date of this permission.  
 
The development hereby permitted shall be begun either before the expiration of five years 
from the date of this permission, or before the expiration of two years from the date of 
approval of the last of the reserved matters to be approved, whichever is the later.  
 
Reason: This condition is imposed in accordance with Section 92 of the Town and Country 
Planning Act 1990.  
 

2. This permission is an outline planning permission issued in accordance with the Town and 
Country Planning (General Development Procedure Order (2010)) and before work on the 
development is begun, approval of the details of the following, herein called the "reserved 
matters", shall be obtained from the local planning authority:  
 

• Design principles and concepts that reflects local distinctiveness; 

• The quantity, type, layout and density of buildings within the proposed development;  

• The precise height, width and length of individual buildings;  

• The appearance of buildings (including proposed materials);  

• An accommodation schedule documenting how the lifetime design standards have been 
met;  

• Access to and within the site for vehicles, cycles and pedestrians including wider 
connectivity to the existing PROW network and specifically the methods to create 
connects onto the pedestrian and cycle route to the east of the site;  

• Landscape and open space design proposals including the incorporation of any play 
provision - in alignment with details approved in the outline consent; 

• Surface water drainage requirements, in accordance with details approved in the outline 
consent.  

 
Reason: As provided for in the Town and Country Planning (General Development Procedure 
Order (2010)) no such details having been given in the application.  

 
3. Prior to commencement of development (including any off-site highway works or site 

clearance), an Air Quality Assessment shall be submitted to and approved in writing by the 
local planning authority. The assessment shall be in accordance with 'EPUK & IAQM Land-Use 



Planning & Development Control: Planning for Air Quality January 2017'. The assessment 
should be proportionate to the nature and scale of development proposed and the level of 
concern about air quality. The scope and content of supporting information is therefore best 
discussed and agreed between the local planning authority and applicant before it is 
commissioned. 
 
Reason: In the interests of residential amenity and protection of the local environment. 

 
4. Development shall not commence (including site any clearance operations) until the off-site 

highway improvements to Victoria Mill Road indicatively shown on drawing number 215077-
CCL-XX-XX-DR-C-0001 P06 have been completed in accordance with details previously 
approved in writing by the local planning authority.  
 
Reason: To ensure that the works are designed and constructed to an appropriate 
specification and is brought into use before any other part of the development is commenced 
in the interests of highway safety. 

 

5. Prior to or concurrent with the first application for approval of reserved matters, a 
comprehensive Design Brief for the site shall be submitted to and approved in writing by the 
local planning authority.  
 
This shall include a set of urban design principles, informed by the submitted indicative 
masterplan and its parameters, including:  
 
a. the principles for determining the design, form, heights and general arrangement of 

external architectural features of buildings;  
b. the principles of the hierarchy for roads, pedestrian and cycle routes and public spaces and 

arrangements for car parking;  
c. the principles for the design of the public realm and green infrastructure;  

 
The Design Brief shall include a two-dimensional layout drawing that shows:  
 
a. the broad arrangement of development blocks including indications of active frontages;  
b. density ranges;  
c. maximum building heights;  
d. character areas;  
e. the location and general extent of public open space, including play areas;  
f. existing landscape features to be retained; and  
g. proposed structural planting.  
 
Submissions for the approval of all reserved matters shall accord with the approved Design 
Brief.  
 
Reason: To secure a high-quality design and layout of the development. 

 
6. Concurrent with the first reserved matters application, a Self/Custom-Build Design Code 

(“design code”) shall be submitted to and approved in writing by the local planning authority. 
The design code shall explain its purpose, structure and status and set out the mandatory and 
discretionary elements where it will apply, and how it should be used.  



 

It shall include a set of design principles as part of the wider design strategy: 
 
Urban design principles 

• parameter plans 

• density ranges 

• hierarchy for roads and public spaces (inc. junctions) 

• views, vistas and focal points 

• street and driveway surfaces 

• character areas 

• public realm 

• layout (inc. active frontages) 
 
Building design and self-build custom choice detail 

• form of buildings 

• plot design and layout  

• building heights 

• elevational principals 

• materials and colours 

• architectural features and key details 

• sustainability 
 
Parking and servicing 

• Quantum and arrangement of car parking 

• Location of bins and utilities 

• Cycle parking requirements 
 
Landscaping 

• Surface materials 

• Hedges and edges (inc. retention of existing landscape features) 

• Location and extent of green infrastructure (inc. play areas and ‘edible’ landscaping) 

• Street furniture and lighting 

• Biodiversity 

• Structural planting 
 

All subsequent reserved matter applications shall accord with the details of the approved 
design code and be accompanied by a statement which demonstrates compliance with the 
code. 
 
Reason: To ensure high quality design and coordinated development in accordance with policy 
SCLP11.1 (Design Quality) and to facilitate continuity through cumulative phases of 
development in accordance with policy SCLP5.9 (Self Build and Custom Build Housing) of the 
East Suffolk Council – Suffolk Coastal Local Plan (2020). 

 
7. Prior to the commencement of development, a phasing management plan shall be submitted 

to and approved by the local planning authority. Thereafter the development shall be 
undertaken in accordance with the approved plan.  
 



Reason: To ensure that the works are completed in an appropriate order. 
 

8. Concurrent with the first reserved matters application, an Arboricultural Impact/Method 
Assessment shall be submitted to and approved by the local planning authority. Thereafter the 
development shall be undertaken in accordance with the approved assessment.  
 
Reason: To safeguard the contribution to the character of the locality provided by the trees 
and hedgerow. 
 

9. None of the existing trees or hedges shown to be retained on both the existing site plan (LLF-
PTE-ZZ-00-DR-A-10003 Rev. C) and proposed site plan (LLF-PTE-ZZ-00-DR-A-10010 Rev. G) shall 
be lopped, topped, pruned, uprooted, felled, wilfully damaged or in any other way destroyed 
or removed unless otherwise stated in the Arboricultural Impact Assessment approved under 
Condition 8, or without the prior written consent of the local planning authority.  
 
Reason: To safeguard the contribution to the character of the locality provided by the trees 
and hedgerow. 

 
10. Concurrent with the first reserved matters submission, a Landscape Visual Impact Assessment 

shall be submitted to and approved by the local planning authority. Thereafter the 
development shall be undertaken in accordance with the approved assessment.  
 
Reason: To ensure the submission and implementation of a well-laid out scheme of 
landscaping in the interest of visual amenity. 

 
11. No part of the development shall commence until details of the proposed accesses have been 

submitted to and approved in writing by the local planning authority. The approved access 
shall be laid out and constructed in its entirety prior to any other part of the development 
taking place. Thereafter the access shall be retained in its approved form. 
 
Reason: To ensure that the access is designed and constructed to an appropriate specification 
and made available for use at an appropriate time in the interests of highway safety. 

 

12. Prior to commencement of development, details of the pedestrian/cycle route linking the site 
with the existing network to the east (as shown on the indicative land use parameter plan – 
LLF-PTE-ZZ-00-DR-A-10014 Rev. B), shall be submitted to and approved in writing by the local 
planning authority.  
 
The approved scheme shall be laid out and constructed in its entirety prior to the first 
occupation of any residential unit. 
 
Reason: In the interests of highway safety and to encourage the sustainable transport benefits 
of active travel, as per national and local planning policies. 

 
13. Concurrent with the first reserved matters application, details of the estate roads and 

footpaths, (including layout, levels, gradients, surfacing, lighting [with reference to Condition 
28] 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. 
 
14. 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. 
 

15. Concurrent with the first reserved matters application, details of the areas to be provided for 
storage of refuse/recycling bins shall be submitted to and approved in writing by the local 
planning authority. The approved scheme shall be carried out in its entirety before the 
development is brought into use and shall be retained thereafter for no other purpose. 

 

Reason: To ensure that refuse recycling bins are not stored on the highway causing 
obstruction and dangers for other users. 
 

16. 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 deliveries management 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 deliveries management 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 traffic. 
 

17. Prior to commencement of development, details of the areas to be provided for the 
[LOADING, UNLOADING,] manoeuvring and parking of vehicles including secure cycle storage 
and EV charging infrastructure 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 ensure the provision and long-term maintenance of adequate on-site space for the 
parking and manoeuvring of vehicles in accordance with Suffolk Guidance for Parking (2019) 
where on-street parking and manoeuvring would be detrimental to highway safety. 
 

18. Before the site access is first used, visibility splays shall be provided as shown on drawing 
number 215077-CCL-XX-XX-DR-C-0001 P06 with an X dimension of 2.4 metres and a Y 
dimension of 70 metres 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. 
 
Reason: To ensure vehicles exiting the drive would have sufficient visibility to enter the public 
highway safely, and vehicles on the public highway would have sufficient warning of a vehicle 
emerging to take avoiding action. 



 
19. Before the amended Clarkes Drive junction is first used, visibility splays shall be provided as 

shown on drawing number 215077-CCL-XX-XX-DR-C-0001 P06 with an X dimension of 2.4 
metres and Y dimensions of 34 and 26 metres 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. 

 

Reason: To ensure vehicles exiting the drive would have sufficient visibility to enter the public 
highway safely, and vehicles on the public highway would have sufficient warning of a vehicle 
emerging to take avoiding action. 
 

20. Before the access is first used pedestrian visibility splays shall be submitted to and approved in 
writing by the local planning authority. Notwithstanding the provisions of Part 2 Class A of the 
Town & Country Planning (General Permitted Development) Order 2015 (or any Order 
revoking and re-enacting that Order with or without modification) no obstruction to visibility 
shall be erected, constructed, planted or permitted to grow over 0.6 metres high within the 
areas of the visibility splays. The visibility splay shall thereafter be retained. 
 
Reason: For the safety of people using the highway by enabling drivers of vehicles entering the 
highway to see and give way to pedestrians and for pedestrians to have sufficient warning of a 
vehicle emerging in order to take avoiding action, if necessary. 
 

21. Concurrent with the submission of reserved matters, details of the areas to be provided for 
the secure, covered and lit cycle storage including electric assisted cycles 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. The approved scheme 
shall be implemented for each dwelling prior to its first occupation and retained as such 
thereafter. 
 
Reason: To promote sustainable travel by ensuring the provision at an appropriate time and 
long-term maintenance of adequate on-site areas and infrastructure for the storage of cycles 
and charging of electrically assisted cycles in accordance with Suffolk Guidance for Parking 
(2019).  
 

22. Prior to commencement of development, 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 including any system to dispose of the water. 
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.  
 

23. Prior to commencement of development, details of the infrastructure to be provided for 
electric vehicle charging points 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: In the interests of sustainable travel provision and compliance with Local Plan 
Sustainable Transport Policies. This needs to be a pre-commencement condition to avoid 
expensive remedial action which adversely impacts on the viability of the provision of electric 
vehicle infrastructure if a suitable scheme cannot be retrospectively designed and built. 
 

24. Prior to commencement of development (including any demolition, ground works, site 
clearance or other operational works), a construction management plan shall be submitted to 
and approved in writing by the local planning authority. It shall include but is not limited to the 
following matters: 
 

• construction hours; 

• parking and turning for vehicles of site personnel, operatives and visitors; 

• provision of public car parking during construction; 

• loading and unloading of plant and materials; 

• piling techniques (if applicable); 

• storage of plant and materials; 

• provision and use of wheel washing facilities; 

• programme of site and all associated works such as utilities including details of traffic 
management necessary to undertake these works; 

• site working and delivery times; 

• a communications plan to inform local residents of the program of works; 

• 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; 

• haul routes for construction traffic on the highway network; 

• monitoring and review mechanisms;  

• details of deliveries times to the site during construction phase; and 

• details of the measures to protect footpaths/cycleways from motorised vehicles accessing 
them. 

 

Thereafter, the approved construction management plan shall be adhered to throughout the 
construction of the development. 

 

Reason: In the interest of highway safety to avoid the hazard caused by mud on the highway, 
to ensure minimal adverse impact on the public highway during the construction phase, and 
to reduce the potential impacts of noise pollution and additional vehicular movements in this 
area during the construction phase of the development.  
 

25. All noisy construction activities (i.e., those audible beyond the site boundary) should be 
restricted to the following hours to minimise the potential for nuisance:  
 

• Monday - Friday: 7.30 - 18.00;  

• Saturday: 8 - 13.00; and  

• Sundays/Bank Holidays: No noisy working.  
 



These restrictions also apply to deliveries/collections from site. 
 
Reason: In the interests of amenity and the protection of the local environment. 

 
26. Development must be undertaken in accordance with the ecological avoidance, mitigation, 

compensation and enhancement measures identified within the Preliminary Ecological 
Appraisal (PEA) report (by CSA Environmental, dated August 2022) as submitted with the 
planning application and agreed in principle with the local planning authority prior to 
determination. 

 

Reason: To ensure that ecological receptors are adequately protected and enhanced as part  
of the development. 

 
27. No removal of hedgerows, trees, shrubs or habitats suitable for ground nesting birds shall take 

place between 1st March and 31st August inclusive, unless a competent ecologist has 
undertaken a careful, detailed check of vegetation for active birds’ nests immediately before 
the vegetation is cleared and provided written confirmation that no birds will be harmed 
and/or that there are appropriate measures in place to protect nesting bird interest on site. 
Any such written confirmation should be submitted to the local planning authority. 
 
Reason: To ensure that nesting birds are protected. 

 
28. Concurrent with the submission of the first reserved matters, a Lighting Strategy shall be 

submitted to and approved in writing by the local planning authority. This shall include details 
of external lighting to be installed on the site, including the design and specification of the 
lighting unit(s), any supporting structure(s), the extent of the area to be illuminated, and how 
the impact on ecology has been considered.   
 
The external lighting shall be installed and maintained in accordance with the approved 
Lighting Strategy and no additional lighting shall be installed without the prior agreement of 
the local planning authority. 
 
Reason: To ensure that impacts on ecological receptors from external lighting are prevented, 
and protect the amenity of the surrounding area. 

 

29. No development shall take place (including demolition, ground works, vegetation clearance) 
until a Construction Environmental Management Plan (CEMP: Biodiversity) has been 
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 (may be provided as a set of method statements). 
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. 
 
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 ensure that ecological receptors are adequately protected as part of the 
development. 

 
30. Concurrent with the first reserved matters application, a Landscape and Ecological 

Management Plan (LEMP) for the site shall be submitted to, and be approved in writing by, the 
local planning authority. The content of the LEMP shall include the following: 
 
a. Description and evaluation of features to be managed. 
b. Ecological trends and constraints on site that might influence management. 
c. Aims and objectives of management. 
d. Appropriate management options for achieving aims and objectives. 
e. Prescriptions for management actions. 
f. Preparation of a work schedule (including an annual work plan capable of being rolled 

forward over a five-year period). 
g. Details of the body or organisation responsible for implementation of the plan. 
h. Ongoing monitoring and remedial measures. 
 
The LEMP shall also include details of the legal and funding mechanism(s) by which the long-
term implementation of the plan will be secured by the developer with the management 
body(ies) responsible for its delivery. The plan shall also set out (where the results from 
monitoring show that conservation aims and objectives of the LEMP are not being met) how 
contingencies and/or remedial action will be identified, agreed and implemented so that the 
development still delivers the fully functioning biodiversity objectives of the originally 
approved scheme. The approved plan will be implemented in accordance with the approved 
details. 
 
Reason: To ensure that the long-term ecological value of the site is maintained and enhanced. 

 
31. Concurrent with the first reserved matters application, an Ecological Enhancement Strategy, 

addressing how ecological enhancements will be achieved on site, will be submitted to and 
approved in writing by the local planning authority. Ecological enhancement measures will be 
delivered and retained in accordance with the approved Strategy. 
 
Reason: To ensure that the development delivers ecological enhancements. 

 
32. If any phase of the development hereby approved does not commence (or, having 

commenced, is suspended for more than 12 months) within three years from the date of the 
planning consent, the approved ecological measures shall be reviewed and, where necessary, 
amended and updated. The review shall be informed by further ecological surveys 
commissioned to i) establish if there have been any changes in the presence and/or 



abundance of protected and/or UK Priority species present on the site and ii) identify any 
likely new ecological impacts that might arise from any changes. 
 
Where the survey results indicate that changes have occurred that will result in ecological 
impacts not previously addressed in the approved scheme, the original approved ecological 
measures will be revised and new or amended measures, and a timetable for their 
implementation, will be submitted to and approved in writing by the local planning authority 
prior to the commencement of development. Works will then be carried out in accordance 
with the proposed new approved ecological measures and timetable. 
 
Reason: To ensure that ecological receptors are adequately protected as part of the 
development. 

 

33. Prior to the commencement of development, a scheme for the provision of fire hydrants shall 
be submitted to and approved by the local planning authority. The approved scheme shall be 
implemented in its entirety prior to the occupation of the building. It shall thereafter be 
retained and maintained in its improved form.  
 
Reason: In the interests of the safety of the future occupants of the hereby approved 
development.  

 

34. Prior to commencement of the hereby approved development, a detailed sustainability and 
energy statement shall be submitted to and approved in writing by the local planning 
authority. The statement shall detail how the dwellings hereby permitted achieve best 
practice sustainability standards with regard to water, materials, energy, ecology and 
adaptation to climate change.  
 
Development shall be undertaken in accordance with the approved statement, unless 
otherwise approved in writing by the local planning authority.  
 
Reason: To ensure a sustainable standard of design interest of addressing climate change to 
secure sustainable development in accordance with policy SCLP9.2 of the East Suffolk Council 
– Suffolk Coastal Local Plan (2020).  
 

35. Prior to first occupation of the hereby approved development, details of all measures that 
have been completed as stated in the sustainability and energy statement (approved under 
Condition 32), shall be submitted to and approved in writing by the local planning authority.  
 
Reason: To ensure the finished development implements the approved sustainable measures 
to comply with policy SCLP9.2 of the East Suffolk Council – Suffolk Coastal Local Plan (2020). 
 

36. Prior to first occupation of the hereby approved development, evidence of energy 
performance and water efficiency standards shall be submitted to, and approved in writing by, 
the local planning authority. 

 
The dwelling(s) within the hereby approved development should achieve the optional 
technical standard in terms of water efficiency of 110 litres/person/day, as measured in 
accordance with a methodology approved by Building Regulations Approved Document G. 
Exceptions should only apply where they are expressed in the Building Regulations or where 



applicants can demonstrate, to the satisfaction of the Council, that it is not viable or feasible 
to meet the standards.  
 
Reason: To ensure that the finished dwelling(s) comply with policy SCLP9.2 of the East Suffolk 
Council – Suffolk Coastal Local Plan (2020) and to ensure Building Control Officers and 
Independent Building Inspectors are aware of the water efficiency standard for the 
dwelling(s). 
 

37. An application for the approval of the reserved matters shall include provision for 50% of all 
dwellings to meet the Requirements of M4(2) or M4(3) of Part M of the Building Regulations 
for accessible and adaptable dwellings. Drawings and/ or documents shall list which units/ 
plots meet the M4(2) or M4(3) standards.  

 

Only in exceptional circumstances would a lower percentage of M4(2) dwellings be permitted. 
In such circumstances applicants would need to demonstrate that provision is either 
unfeasible or unviable and that the development incorporates alternative measures to 
enhance accessibility and adaptability where possible. 

 

Reason: To ensure the development complies with policy SCLP5.8 of the East Suffolk Council – 
Suffolk Coastal Local Plan (2020). 

 

38. Concurrent with the first reserved matters application, a detailed landscaping scheme shall be 
submitted to and approved in writing by the local planning authority. The scheme shall include 
but is not limited to the following: 
 

• precise details of planting, trees and hedges;  

• written specifications (including cultivation and other operations associated with plant and 
grass establishment); 

• schedules of plants noting species, plant supply sizes and proposed numbers/densities 
where appropriate; 

• boundary treatments; 

• precise details of play equipment;  

• precise details of street furniture (including waste bins and seating); 

• precise hard landscaping and surface materials; and 

• and operations as appropriate. 
 
Reason: To ensure that there is a well laid out landscaping scheme in the interest of visual 
amenity. 

 

39. The approved landscaping scheme shall be implemented not later than the first planting 
season following commencement of the development (or within such extended period as the 
local planning authority may allow) and shall thereafter be retained and maintained for a 
period of five years.  Any plant material removed, dying or becoming seriously damaged or 
diseased within five years of planting shall be replaced within the first available planting 
season and shall be retained and maintained. 
 
Reason: To ensure the submission and implementation of a well-laid out scheme of 
landscaping in the interest of visual amenity. 



 
40. No development shall commence until there has been a management plan for maintenance of 

the access drive, the associated landscaped areas and the open space, submitted to and 
approved in writing by the local planning authority. The maintenance plan should include, long 
term design objectives, management responsibilities and a scheme of maintenance for both 
the hard and soft landscaped areas for a period of 20 years. The schedule should include 
details of the arrangements for its implementation. The development shall be carried out in 
accordance with the approved management plan. 
 
Reason: To ensure the access drive and landscaping areas are properly maintained in the 
interest of visual amenity.  

 
41. No development shall take place within the area indicated [the whole site] until the 

implementation of a programme of archaeological work has been secured, in accordance with 
a Written Scheme of Investigation, which has been submitted to and approved in writing by 
the local planning authority.  The scheme of investigation shall include an assessment of 
significance and research questions; and:  
 
a. The programme and methodology of site investigation and recording  
b. The programme for post investigation assessment  
c. Provision to be made for analysis of the site investigation and recording  
d. Provision to be made for publication and dissemination of the analysis and records of the 

site investigation  
e. Provision to be made for archive deposition of the analysis and records of the site 

investigation  
f. Nomination of a competent person or persons/organisation to undertake the works set 

out within the Written Scheme of Investigation.  
g. The site investigation shall be completed prior to development, or in such other phased 

arrangement, as agreed and approved in writing by the local planning authority. 
 

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 policy SCLP11.7 of the East Suffolk 
Council – Suffolk Coastal Local Plan (2020).  

 

42. No building shall be occupied until the site investigation and post investigation assessment has 
been completed, submitted to and approved in writing by the local planning authority, in 
accordance with the programme set out in the Written Scheme of Investigation approved 
under Condition 17 and the provision made for analysis, publication and dissemination of 
results and archive deposition. 

 

Reason: To safeguard archaeological assets within the approved development boundary from 
impacts relating to any groundworks associated with the development scheme and to ensure 
the proper and timely investigation, recording, reporting and presentation of archaeological 
assets affected by this development, in accordance with policy SCLP11.7 of the East Suffolk 
Council – Suffolk Coastal Local Plan (2020).  

 



43. In the event that contamination that has not already been identified to the local planning 
authority is found or suspected on the site it must be reported in writing immediately to the 
local planning authority. No further development (including any construction, demolition, site 
clearance, removal of underground tanks and relic structures) shall take place until this 
condition has been complied with in its entirety. An investigation and risk assessment must be 
completed in accordance with a scheme, which is subject to the approval in writing of the local 
planning authority. The investigation and risk assessment must be undertaken by competent 
persons and conform with prevailing guidance (including BS10175:2011+A2:2017 and the Land 
Contamination Risk Management (LCRM)) and a written report of the findings must be 
produced. The written report is subject to the approval in writing of the local planning 
authority. Where remediation is necessary a detailed remediation method statement (RMS) 
must be prepared and is subject to the approval in writing of the local planning authority. The 
RMS must include detailed methodologies for all works to be undertaken, site management 
procedures, proposed remediation objectives and remediation criteria. The approved RMS 
must be carried out in its entirety and the local planning authority must be given two weeks 
written notification prior to the commencement of the remedial works. Following completion 
of the approved remediation scheme a validation report that demonstrates the effectiveness 
of the remediation must be submitted to and approved in writing by the local planning 
authority.  
 
Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 
 

44. 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 (LPA). 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 rainfall event including climate change, 
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 maintenance and management of the surface water drainage scheme shall 
be submitted to and approved in writing by the local planning authority. 

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: 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 

 
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/ 
 

45. Within 28 days of practical completion of the last dwelling or unit, a Sustainable Drainage 
System (SuDS) verification report shall be submitted to the LPA, detailing that the SuDS have 
been inspected, have been built and function in accordance with the approved designs and 
drawings. The report shall include details of all SuDS components and piped networks have 
been submitted, in an approved form, to and approved in writing by the LPA for inclusion on 
the Lead Local Flood Authority’s Flood Risk Asset Register. 

 
Reason: To ensure that the surface water drainage system has been built in accordance with 
the approved drawings and is fit to be put into operation and 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 required under s21 
of the Flood and Water Management Act 2010 in order to enable the proper management of 
flood risk within the county of Suffolk. 
 
https://www.suffolk.gov.uk/roads-and-transport/flooding-and-drainage/flood-risk-asset-
register/ 

 
46. Prior to the construction above damp-proof course, an assessment and scheme for on-site foul 

water drainage works, including connection point and discharge rate, shall be submitted to 
and approved in writing by the local planning authority. Prior to the occupation of any phase, 
the foul water drainage works relating to that phase must have been carried out in complete 
accordance with the approved scheme.  
 

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/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/
https://www.suffolk.gov.uk/roads-and-transport/flooding-and-drainage/flood-risk-asset-register/


Reason To prevent environmental and amenity problems arising from flooding.  
 
 
Informatives 

1. The local planning authority has assessed the proposal against all material considerations 
including planning policies and any comments that may have been received. The planning 
application has been approved in accordance with the objectives of the National Planning 
Policy Framework (2019) and local plan to promote the delivery of sustainable development 
and to approach decision taking in a positive way. 

 
2. It is recommended that a check of the buildings and vegetation for nesting birds is undertaken 

prior to work commencing. Nesting birds are protected by the Wildlife and Countryside Act 
(1981). It is therefore recommended that any works take place outside the nesting season. If 
birds are encountered advice should be sort from a suitably qualified ecologist on how best to 
proceed. 

 
3. The applicant is advised that the proposed development will require approval under the 

Building Regulations. Any amendments to the hereby permitted scheme that may be 
necessary to comply with the Building Regulations must also be approved by the local planning 
authority in order that any planning implications arising from those amendments may be 
properly considered. 

 
4. The applicant is advised that the granting of planning permission for the hereby approved 

development does not override any other legislation, private access rights or land ownership 
issues which may exist. The onus rests with the owner of the property to ensure they comply 
with all the necessary legislation (e.g. building regulations and acts relating to environmental 
protection) and it is the applicants/developers responsibility to ensure that comply with all the 
necessary legislative requirements, and obtain all the necessary consents/permits.  

 
5. The applicant is advised that the proposed development is likely to require the naming of new 

street(s) and numbering of new properties/businesses within those streets and/or the 
numbering of new properties/businesses within an existing street. Contact the Property 
Information Team (01394 444261), which is responsible on behalf of the Council for the 
statutory street naming and numbering function. 

 
6.  This consent is also the subject of a Section 106 legal agreement which must be adhered to. 
 

7. This planning permission contains condition precedent matters that must be discharged 
before the development approved is commenced, or any activities that are directly associated 
with it.  If development commences without compliance with the relevant conditions(s) you 
will not be able to implement the planning permission & your development will be deemed 
unauthorised. An application under Section 73 of the Town & Country Planning Act 1990 will 
be required to amend the relevant condition(s) before development continues. You are 
strongly recommended to comply with all conditions that require action before the 
commencement of development. 

 



8. The proposed development referred to in this planning permission may be chargeable 
development liable to pay Community Infrastructure Levy (CIL) under Part 11 of the Planning 
Act (2008) and the CIL Regulations (2010) (as amended). 

 
9. Please note: the Council will issue a Liability Notice for the development once liability has 

been assumed.  Liability must be assumed prior to the commencement of development. 
Failure to comply with the correct process as detailed in the regulations may result in 
surcharges and enforcement action and the liable party will lose the right to pay by 
instalments. Full details of the process for the payment of CIL can be found at 
http://www.eastsuffolk.gov.uk/planning/community-infrastructure-levy/ 

 
10. 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 firefighting, 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. 

 
11. 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 firefighting 
purposes. The requirement will be determined at the water planning stage when site plans 
have been submitted by the water companies. 

 
12. Suffolk Fire and Rescue Service recommends that proper consideration be given to the 

potential life safety, economic, environmental and social benefits derived from the provision 
of an automatic fire sprinkler system. (Please see sprinkler information enclosed with this 
letter).  
 

13. Consultation should be made with the Water Authorities to determine flow rates in all cases. 
 
14. Notification of intention to connect to the public sewer under S106 of the Water Industry Act 

Approval and consent will be required by Anglian Water, under the Water Industry Act 1991. 
Contact Development Services Team 0345 606 6087.  

 
15. Notification of intention to connect to the public sewer under S106 of the Water Industry Act 

Approval and consent will be required by Anglian Water, under the Water Industry Act 1991. 
Contact Development Services Team 0345 606 6087.  

16. Protection of existing assets - A public sewer is shown on record plans within the land 
identified for the proposed development. It appears that development proposals will affect 
existing public sewers. It is recommended that the applicant contacts Anglian Water 
Development Services Team for further advice on this matter. Building over existing public 
sewers will not be permitted (without agreement) from Anglian Water.  

 



17. Building near to a public sewer - No building will be permitted within the statutory easement 
width of 3 metres from the pipeline without agreement from Anglian Water. Please contact 
Development Services Team on 0345 606 6087.  

 

18. The developer should note that the site drainage details submitted have not been approved 
for the purposes of adoption. If the developer wishes to have the sewers included in a sewer 
adoption agreement with Anglian Water (under Sections 104 of the Water Industry Act 1991), 
they should contact our Development Services Team on 0345 606 6087 at the earliest 
opportunity. Sewers intended for adoption should be designed and constructed in accordance 
with Sewers for Adoption guide for developers, as supplemented by Anglian Water’s 
requirements. 

 
19. 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. 

 

20. It is an OFFENCE to carry out works within the public highway, which includes a Public Right of 
Way, without the permission of the Highway Authority. Any conditions which involve work 
within the limits of the public highway do not give the applicant permission to carry them out. 
Unless otherwise agreed in writing all works within the public highway shall be carried out by 
the County Council or its agents at the applicant's expense. 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. For further information please visit: 
https://www.suffolk.gov.uk/planning-waste-and-environment/planning-and-development-
advice/application-for-works-licence/ 

 
21. The existing street lighting system may be affected by this proposal. 
 

22. Public Utility apparatus may be affected by this proposal. The appropriate utility service 
should be contacted to reach agreement on any necessary alterations which have to be 
carried out at the expense of the developer. Those that appear to be affected are electricity 
apparatus. 

 
23. Acceptance of the road layout by the highway authority during the planning process does not 

guarantee meeting the Section 38 of the Highways Act 1980 adoption criteria. It is 
recommended that the applicant refers to the current adoption criteria: 
https://www.suffolk.gov.uk/planning-waste-and-environment/planning-and-development-
advice/ 

 

24. Any works to a watercourse may require consent under section 23 of the Land Drainage Act  
1991. 

 
25. Any discharge to a watercourse or groundwater needs to comply with the Water Environment  

https://www.suffolk.gov.uk/planning-waste-and-environment/planning-and-development-advice/
https://www.suffolk.gov.uk/planning-waste-and-environment/planning-and-development-advice/


(Water Framework Directive) (England and Wales) Regulations 2017. 
 

26. 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. 

 

27. Any works to lay new surface water drainage pipes underneath the public highway will need a  
licence under section 50 of the New Roads and Street Works Act. 

 

28. Any works to a main river may require an environmental permit. 
 

29. Any works to a watercourse may require consent under section 23 of the Land Drainage Act 
1991. 

 

30. Any discharge to a watercourse or groundwater needs to comply with the Water Environment 
(Water Framework Directive) (England and Wales) Regulations 2017. 

 

31. 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. 

 

32. Watercourses border the entire site; these must be incorporated into the future site layout 
and must not be fenced off or left behind boundary fences. 

 

33. The watercourse downstream of the site which is proposed to take the surface water 
discharge requires further investigation to demonstrate connectivity and capacity. 

 
 

 
 
Background information 
 
See application reference DC/22/2831/OUT on Public Access 

https://publicaccess.eastsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=RF1V8HQXME800


Map 
 

 
DO NOT SCALE SLA100019684 
Reproduced from the Ordnance Survey mapping with the permission of the Controller of Her Majesty’s 
Stationery Office © Crown Copyright. Unauthorised reproduction infringes Crown copyright and may lead to 
prosecution or civil proceedings. 
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