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1. Summary 
 
1.1. This application seeks outline planning permission for up to 110 dwellings, public open 

space, and associated infrastructure. Details of the access into the site have been submitted 
for approval whilst appearance, landscaping, layout, and scale are reserved matters for 
future determination. 

 
1.2. The East Suffolk Council (Suffolk Coastal) Local Plan Policy SCLP12.47 allocates the site for 

the development of approximately 120 dwellings and open space.  
 
1.3. The proposal would deliver substantial public benefits that outweigh any harms arising. The 

number of dwellings proposed, at up to 110, accords with the plan-led approach to deliver 
sustainable housing growth in Darsham. The proposal is therefore in accordance with the 
Local Plan and the NPPF. 

 
1.4. The application is recommended for approval subject to conditions and the completion of a 

Section 106 legal agreement to secure the necessary obligations. 
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2. Site Description 
 
2.1. The Site extends to 7.46 hectares (18.43 acres) and is located to the south-west of Darsham. 

It is approximately 200m to the south of Darsham Railway Station, and less than 1km to the 
north-east of Yoxford. 

 
2.2. The Site is approximately rectangular in shape and is contained on three sides by existing 

infrastructure and to the north by residential properties. The A12 adjoins the western 
boundary, with a mature hedgerow and trees enclosing the Site along the majority of this 
boundary. The Site's eastern boundary adjoins the Greater Anglia East Suffolk railway line, 
demarcated by a post and rail fence. To the south-east corner the Site adjoins a detached 
residential property and a small area of woodland. Westleton Road abuts the southern 
boundary, with a row of residential properties to the south. To the north, the Site adjoins 
the front and rear gardens of a residential property (10 Granary Cottages). 

 
2.3. The Site is currently in agricultural (arable) use and is identified as Grade 2 within the 

Agricultural Land Classification. In terms of topography, the Site forms part of a spur of 
higher ground, which is aligned approximately north-west/south-east. Levels rise and fall 
across the Site, from around 17m AOD in the north-east corner of the Site, rising to around 
23m AOD across the central ridge of the Site. It then falls to around 11m AOD in the south-
west corner at the junction of Westleton Road and the A12. 

 
2.4. Currently there is no existing vehicular access into the Site, with two informal agricultural 

accesses off Westleton Road to the south and a further access off the A12 to the north. 
There are no public rights of way crossing the Site. 

 
2.5. The site does not fall within a designated landscape area and there are no listed buildings on 

the site. There are however five listed buildings in fairly close proximity to the site these 
being the Grade I listed Cockfield Hall, on the opposite side of the A12 to the site, and the 
Grade II listed Cockfield Hall Lodge, Trustan's Farmhouse, York's Tenement and Darsham Old 
Hall.  

 
2.6. In January 2024, the parkland and gardens at Cockfield Hall at Yoxford were added to the 

Register of Parks and Gardens of Special Historic Interest in England at Grade II. The site was 
previously locally listed and also falls within the boundary of Yoxford Conservation Area 
which was extended in February 2020 to include the parkland.  

 
2.7. Within the Suffolk Coastal Local Plan (September 2020) the site is allocated under Policy 

SCLP12.47 for the development of approximately 120 dwellings and open space.  
 
3. Proposal 
 
3.1. Outline planning permission with all matters reserved except for access is sought for the 

erection of up to 110no. residential dwellings, public open space, and associated 
infrastructure.  

 
3.2. Details of the layout, scale and appearance of the development and its associated 

landscaping (the "Reserved Matters") are not submitted for approval as part of this 
application. Should outline planning permission be granted, these matters would be subject 



of further application(s) for approval of reserved matters before development could 
proceed.  

 
3.3. The application provides full details of the access arrangements in the form of a new 

vehicular access from Westleton Road and a Transport Assessment that has been reviewed 
by the County Council Local Highways Authority in their role as statutory consultee. A new 
1.8m footway is proposed to the north of Westleton Road along the site's southern 
boundary and two new pedestrian crossings are proposed on the A12 via central islands to 
provide connectivity to Yoxford and to Darsham Station via the existing footway on the 
western side of the A12, which would be improved in places. The internal road layout is 
reserved for future consideration. 

 
3.4. Whilst this is an outline application with all matters (apart from the access) reserved for 

future determination, the principle of development on the site is largely established through 
the allocation in the Local Plan under policy SCLP12.47 for approximately 120 dwellings and 
open space. Since the application was submitted officers have worked closely with the 
applicant's agent to establish development parameters and principles of design to fix certain 
aspects to guide any future reserved mattes applications, should outline planning 
permission be granted.  

 
3.5. The application is accompanied by a Framework Plan which sets out the key principles which 

it is expected will inform the detailed design at Reserved Matters stage. An Illustrative 
Masterplan demonstrates how the proposed quantum of development could be 
accommodated on the site.  

 
3.6. The Illustrative Masterplan indicates that the majority of the houses would be located in the 

northern part of site with a smaller cluster of houses in the southern part of the site fronting 
Westleton Road. The remainder of the southern section would consist of open space to the 
west of the main access road extending up to the western boundary of the site. In total 
approximately 3.91ha of public open space would be provided across the site. Surface water 
attenuation basins are proposed in the two lowest points of the site, one in the north 
adjacent to the railway line and one in the south alongside Westleton Road.  

 
3.7.  The application is accompanied by the following supporting documents: 

 

• Design and Access Statement (incorporating the Sustainability Statement) 

• Form 1 - CIL Additional Information 

• Air Quality Assessment 

• Preliminary Ecological Appraisal 

• Bat Scoping and Activity Survey 

• Biodiversity Net Gain Assessment 

• 'Shadow' Habitat Regulations Assessment 

• Arboricultural Survey 

• Health Impact Assessment 

• Heritage Impact Assessment 

• Letter from Colchester Archaeological Trust regarding the Archaeology Assessment 

• Pre-application advice received by Suffolk County Council Archaeological Service 

• Landscape and Visual Impact Assessment (including Landscape Design Strategy) 

• Noise and Vibration Assessment 



• Phase 1 Desk Study and Preliminary Risk Assessment 

• Flood Risk Assessment and Drainage Strategy 

• Transport Assessment 

• Framework Travel Plan 

• Statement of Community Involvement 
 
4. Consultations/Comments 
 

Third Party Representations 
 
4.1. Two public consultation exercises were undertaken generating a total of 24 representations 

of objection, which raise the following considerations (inter alia): 
 

• Westleton Road is highly used and too narrow to cope with all the extra traffic. 

• Westleton Road is already dangerous to walk and cycle along and will flood from water 
coming down the new access road. 

• The proposal needs an entrance directly off the A12. 

• There are no proposed facilities for a footpath and cycle path on the west side of A12. 
The existing footpath is inadequate for parents with children etc. 

• The proposed pedestrian crossings of the A12 are inadequate on such a major road, 
especially for those with reduced mobility. 

• Traffic volumes have increased on the A12 and will increase further with proposed 
Sizewell C park and ride site. 

• Shortening the deceleration lane into Westleton Road is non-sensical. 

• Overlooking of properties along Westleton Road due to level differences. 

• Car headlights shining into properties opposite the access road. 

• Inadequate drains and sewerage infrastructure which is outdated. 

• The application site boundary should include details of the surface water outfall. 

• The scheme is flawed and should never have been included in the Local Plan. 

• Poor residential environment abutting the A12 on one side and the east coast railway 
line on the other. 

• A more appropriate site is to the south of Darsham Station on the west side of the A12. 

• This development is too big and in the wrong place. 

• The application does not conform to the requirements of Policy SCLP12.47. 

• The site is environmentally sensitive adjacent to a Grade I listed building, historic 
parkland and conservation area. 

• Darsham has already had its fair share of housing developments. 

• Light, air and noise pollution. 

• The local school does not have capacity. The doctor’s surgery is busy and dentists hard 
to get into. 

• Access/traffic (parking and road safety issues). 

• Impact on views from Cockfield Hall. 

• The apartment block will dominate and destroy the skyline and overshadow existing 
properties. 

• Negative effect on wildlife and loss of green space. 

• Poor connectivity resulting in housing cut-off from the Darsham and Yoxford and only 
accessible by car. 

• The proposal will greatly change the character of the area. 

• Disproportionate to the scale of the existing community. 



• Visibly prominent and intruding negatively on the rural setting. 

• Need for increased parking at the railway station. 
 
Parish/Town Council 
 

Consultee Date consulted Date reply received 

Darsham Parish Council 1 September 2021 
14 June 2023 

28 September 2021 
26 June 2023 

Comments: 
28 September 2021: 
Darsham Parish Council remains convinced that this development is on the wrong side of the road; 
there is adequate land to the south of Darsham station to the west of the A12 which would negate 
some of the objections and observations made further in this document. The decision to build 110 
houses on the east side of the A12 because of its proximity to Yoxford village and Darsham railway 
station is flawed as it will inevitably make the A12 more dangerous than it presently is. 
 
If however this development is granted planning permission there are several areas which need to 
be addressed and changed. 
 
Policy SCLP2.2: Strategic Infrastructure Priorities 
The Council will work with partners such as the other local planning authorities in the ISPA, Suffolk 
County Council, Clinical Commissioning Groups, Suffolk Constabulary, utilities companies, Highways 
England and Network Rail in supporting and enabling the delivery of key strategic infrastructure, 
and in particular the timely delivery of: 
a. A12 improvements; 
b. Improved walking and cycle routes; 
"Enhancements to existing infrastructure, and the provision of new infrastructure, are a central 
part of the strategy for growth over the Local Plan period" "These include improvements to the 
A12" 
 
The A12 at this point is just north of a new proposed roundabout at Yoxford and just south of a 
proposed park and ride, both necessary for the construction of Sizewell C. We believe that this will 
make the road , which is unlit and restricted to 40mph, less safe and less efficient as a through 
road. 
 
Policy SCLP7.1: Sustainable Transport 
Development proposals should be designed from the outset to incorporate measures that will 
encourage people to travel using non-car modes to access home, school, employment, services and 
facilities. Development will be supported where: a) Any significant impacts on the highways 
network are mitigated; b) It is proportionate in scale to the existing transport network; c) All 
available opportunities to enable and support travel on foot, by cycle or public transport have been 
considered and taken; d) It is located close to, and provides safe pedestrian and cycle access to 
services and facilities; e) It is well integrated into and enhances the existing cycle network including 
the safe design and layout of new cycle routes and provision of covered, secure cycle parking; f) It is 
well integrated into, protects and enhances the existing pedestrian routes and the public rights of 
way network; g) It reduces conflict between users of the transport network including pedestrians, 
cyclists, users of mobility vehicles and drivers and does not reduce road safety; and h) The 



cumulative impact of new development will not create severe impacts on the existing transport 
network. 
 
The submitted plans do not in our opinion deliver these priorities, quite the opposite. Placing 
bollards in two places of an unlit section of the A12 to allow pedestrians to cross to 
the footpath increases conflict between users of the transport network and is inherently unsafe. It 
does not improve connectivity. There were two pedestrian fatalities on this section of the road in 
2006. If parents of children are to be encouraged to walk their children to school, probably in 
Yoxford, then they need to be certain it is a safe route. For this reason a bridge over the A12 is 
necessary as part of this development. 
 
The current footpath on the western side of the A12 is extremely narrow, less than 1 metre and 
very overgrown, and is not suitable for both pedestrians and cycles as detailed in the Design and 
Access statement. This would need to be upgraded as part of this development; the Travel Plan 
says it will upgrade this footpath, a measure that is vital for pedestrian and cyclist's safety. 
 
Policy SCLP7.2: Parking Proposals and Standards 
7.13 Some people, either self employed, or as a condition of their employment , are required to take 
their work vehicle home with them. Modern vehicles tend to be bigger than the size of residential 
garages and parking spaces which means they are not always suitable or available for parking. 
Where possible the Council will encourage larger residential garages and parking spaces on new 
and renovated residential developments to help address this. 
 
The D&A statement shows 244 parking spaces for 110 dwellings. There is no indication of whether 
these are purely parking spaces or garages. In addition previous developments (Hopkins and 
Moore) have had covenants that specifically prohibit work vehicles from being parked on the 
development. There is no mention of this in the D&A statement. 
 
Policy SCLP9.2: Sustainable Construction 
All new developments of more than 10 dwellings should achieve higher energy efficiency standards 
that result in a 20% 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. 
 
All new residential development in the plan area should achieve the optional technical standard in 
terms of water efficiency of 110 litres/person/day. The use of locally sourced, reused and recycled 
materials, along with on-site renewable energy generation are encouraged in order to achieve 
environmental net gain in new build or conversion developments. Development proposals are also 
encouraged to set out measures for minimising waste arising from the construction process. 
 
We cannot find any reference to solar panels in any of the documentation and would like to 
recommend that these are included as part of this priority. 
 
Policy SCLP9.7: Holistic Water Management 
All development will be expected to demonstrate that water can be made available to support the 
development and that adequate foul water treatment and disposal already exists or can be 
provided in time to serve the development. Development will be phased to allow water and water 
recycling infrastructure to be in place where needed. 



All new developments will be expected to incorporate water efficiency and re-use measures to 
maximise the opportunities to reduce water use. This includes, but is not limited to: 
a. Grey water recycling; 
b. Rainwater harvesting; or 
c. Water use minimisation technologies. 
Infrastructure that leads to a reduction in the amount of water released to the sewer system and 
allows for natural infiltration into groundwater tables will be favoured in this instance. 
 
It is noted that the SCC Flood and Waste Water report has placed a holding objection to this 
development; and that mention of flooding of a neighbouring property has also been logged by a 
property in Westleton Road. 
 
26 June 2023: 
Policy SCLP2.2: Strategic Infrastructure Priorities 
The Council will work with partners such as the other local planning authorities in the ISPA, Suffolk 
County Council, Clinical Commissioning Groups, Suffolk Constabulary, utilities companies, 
Highways England and Network Rail in supporting and enabling the delivery of key strategic 
infrastructure, and in particular the timely delivery of: a. A12 improvements; b. Improved walking 
and cycle routes; "Enhancements to existing infrastructure, and the provision of new 
infrastructure, are a central part of the strategy for growth over the Local Plan period" "These 
include improvements to the A12"  
The A12 at this point is just north of a new proposed roundabout at Yoxford and just south of a 
proposed park and ride, both necessary for the construction of Sizewell C. We believe that this will 
make the road, which is unlit and restricted to 40mph, less safe and less efficient as a through 
road. 
Policy SCLP7.1: Sustainable Transport  
Development proposals should be designed from the outset to incorporate measures that will 
encourage people to travel using non-car modes to access home, school, employment, services 
and facilities. Development will be supported where: a) Any significant impacts on the highways 
network are mitigated; b) It is proportionate in scale to the existing transport network; c) All 
available opportunities to enable and support travel on foot, by cycle or public transport have 
been considered and taken; d) It is located close to, and provides safe pedestrian and cycle access 
to services and facilities; e) It is well integrated into and enhances the existing cycle network 
including the safe design and layout of new cycle routes and provision of covered, secure cycle 
parking; f) It is well integrated into, protects and enhances the existing pedestrian routes and the 
public rights of way network; g) It reduces conflict between users of the transport network 
including pedestrians, cyclists, users of mobility vehicles and drivers and does not reduce road 
safety; and h) The cumulative impact of new development will not create severe impacts on the 
existing transport network.  
The submitted plans do not in our opinion deliver these priorities, quite the opposite. Placing 
bollards in two places of an unlit section of the A12 to allow pedestrians to cross to the footpath 
increases conflict between users of the transport network and is inherently unsafe. It does not 
improve connectivity. There were two pedestrian fatalities on this section of the road in 2006. If 
parents of children are to be encouraged to walk their children to school, probably in Yoxford, then 
they need to be certain it is a safe route. For this reason a bridge over the A12 is necessary as part 
of this development. The current footpath on the western side of the A12 is extremely narrow, less 
than 1 metre and very overgrown, and is not suitable for both pedestrians and cycles as detailed in 
the Design and Access statement. This would need to be upgraded as part of this development; the 
Travel Plan says it will upgrade this footpath, a measure that is vital for pedestrian and cyclist's 
safety 



This upgraded plan does nothing to allay the fears about safety for pedestrians and cyclists. At 
times the proposed pathway is 1.2m wide ranging up to 3m wide in places. There is also the 
suggestion of removing the verges to allow the space for the footpaths, assuming from the 
information provided that this places the pedestrians right next to the A12 without any barrier 
between them and the traffic. This will not fulfil the brief of sustainability as parents with young 
children will not feel safe when walking their children to school in Yoxford. There is so much of this 
application that is unsatisfactory, if the developer wants to encourage sustainable travel then 
asking pedestrians, possibly with young children to share a not wide enough footpath with cyclists 
is not the way to achieve this. The upper crossing place appears to have had the bollards in the 
middle of the road removed to be replaced with dropped kerbs either side of the road. 
Our original submission suggested a bridge across the A12 due to the proposed position of the 
crossing point and the fact is it where it changes from 30 to 40 mph and is unlit. Obviously looking 
at these plans this has not been adopted. 
 
 

 

Consultee Date consulted Date reply received 

Yoxford Parish Council 1 September 2021 
14 June 2023 

22 October 2021 
21 June 2023 

Comments: 
22 October 2021: 
Yoxford Parish Council (YPC) objects to the Application on the following grounds. 
 
 
PRELIMINARY 
 
Local Plan Policy SCLP12.47: Land to the South of Darsham Station 
 
It is accepted that the Site is specified within the Local Plan as land suitable for residential 
development, but was included - despite strong opposition from YPC, Darsham PC and local 
residents and in conflict with all good planning principles. 
 
Whilst there is now a presumption in favour of development of the Site, there are several 
important criteria specified in the Policy to be achieved in order to allow development and these 
are clearly either ignored or not achieved in the Application: 
 
a) Residential use to be contained within the northern half of the Site alongside communal open 
space provision; 
 
e) Improved pedestrian and cycle connectivity with the station and Yoxford village will be required 
including a crossing point to provide links to the existing footway 
network; 
 
f) Vehicle access from the south of the Site through the southern half of the Site which is to be 
otherwise retained as agricultural land reflecting the rural setting in proximity to Cockfield Hall 
Park. 
 



The underlined requirements of paragraphs a) and f) have been ignored in the Application and (for 
the reasons specified in paragraphs 2 and 3 below), even the rather vague, limited and (in our 
view) inadequate requirements of paragraph e) have not been achieved in the Application. 
 
 
OBJECTIONS  
 
1. The Application does not comply with the following Local Plan Policies  
 
Policy SCLP2.2: Strategic Infrastructure Priorities 
 
“The Council will work with partners such as the other local planning authorities in the ISPA, Suffolk 
County Council, Clinical Commissioning Groups, Suffolk Constabulary, utilities companies, Highways 
England and Network Rail in supporting and enabling the delivery of key strategic infrastructure, 
and in particular the timely delivery of:  
a) A12 improvements; …….  
d) Improved walking and cycle routes…” 
 
No improvements to the A12 are proposed as part of the Application and, for the reasons given 
below, any improvements to walking and cycling routes proposed as part of the Application are 
totally inadequate.  
 
Policy SCLP7.1: Sustainable Transport  
“Development proposals should be designed from the outset to incorporate measures that will 
encourage people to travel using non-car modes to access home, school, employment, services and 
facilities. Development will be supported where:  
a) Any significant impacts on the highways network are mitigated;  
b) It is proportionate in scale to the existing transport network;  
c) All available opportunities to enable and support travel on foot, by cycle or public transport have 
been considered and taken;  
d) It is located close to, and provides safe pedestrian and cycle access to services and facilities;  
e) It is well integrated into and enhances the existing cycle network including the safe design and 
layout of new cycle routes and provision of covered, secure cycle parking;  
f) It is well integrated into, protects and enhances the existing pedestrian routes and the public 
rights of way network;  
g) It reduces conflict between users of the transport network including pedestrians, cyclists, users of 
mobility vehicles and drivers and does not reduce road safety; and  
h) The cumulative impact of new development will not create severe impacts on the existing 
transport network.”  
 
The Application does not realistically address any of the requirements described in Policy SCLP7.1. 
 
 
2. Disconnectivity:  

• The Site is remote and disconnected from both Yoxford and Darsham;  

• The Site should not have been included in the Local Plan because it is not consistent with policies 
in the Local Plan – any development of the scale proposed by the Application should be in existing 
settlements and development in the countryside should be limited to small scale. If, despite these 



arguments, the Site is still considered suitable for development on the scale proposed, then much 
more detailed focus is required on changes to the Application in order to comply with the policies 
that make it suitable according to the Local Plan - especially sustainable transport (in particular 
walking and cycling);  

• The Site is within Darsham parish but, due to the proximity to Yoxford parish, residents are more 
likely to use Yoxford’s amenities;  

• 110 dwellings is likely to result in over 200 residents, including 22 primary school children. The 
development is effectively a stand-alone village with no self-sustaining amenities;  

• Residents would need to use an unsuitable and dangerous footpath/cycleway to reach Yoxford 
which is half a mile away;  

• Residents would need to cross the busy A12 twice to reach the shop at Darsham petrol station;  

• Residents are more likely to drive to these amenities which is not sustainable. The Application 
should include ways to provide safe pedestrian connections to Yoxford and Darsham to ensure 
vehicle use is not essential;  

• The adopted Local Plan cites the shop at the petrol station as an amenity for this site however 
residents would need to cross the A12 twice and no central refuge has been proposed north of the 
railway station to enable a safe pedestrian crossing from west to east on the busy A12;  

• Highways should require and the Application should include signalised pedestrian crossings and 
street lighting at central refuges to increase pedestrian safety;  

• Highways should require and the Application should include a signalised crossing, or a central 
refuge, to enable pedestrians to cross the A12 safely at the petrol station as the existing dropped 
kerb is inadequate. It is not valid to cite the shop at the petrol station as an amenity for the Site if it 
continues to be unsafe for pedestrian access;  

• We would also challenge the petrol station / shop as an amenity on the grounds that it may 
become unviable as more cars become electric;  

• Highways to recognise that the proposed development will create many additional pedestrians 
accessing the petrol station shop both from the development and users of the railway station;  

• The Application does not recognise and take account of the fact that should Sizewell C go ahead 
there will be additional pedestrians from the Northern Park and Ride site accessing the petrol 
station shop and traffic volumes will also be significantly increased on the A12;  

• YPC does not accept that EDF Energy’s traffic modelling is robust and up-to-date particularly 
during the early years of construction when traffic volumes will be significantly higher on the A12, 
the number of Abnormal Indivisible Loads and Park and Ride buses will be significant, and during 
the construction of the Northern Park and Ride site and the Yoxford Roundabout;  
• YPC does not accept and will require SCC Highways to provide evidence/assurance to 
demonstrate that its traffic modelling is robust for this development of the Site.  
 
 
3. Unsuitable and Dangerous Footpath/Cycleway:  

• The existing footpath from Darsham station to Yoxford is narrow and impassable in places for not 
only pedestrians but cyclists, wheelchair users and pushchair users;  

• The skirting and hedges on the existing footpath are not regularly maintained by Highways, 
despite repeated requests from YPC;  



• The existing footpaths runs adjacent to the busy A12 in places making it dangerous and 
frightening for users when vehicles, including HGVs, regularly exceed the 40 mph speed limit;  

• Existing residents are reluctant to use the footpath because it is unusable and dangerous and, if 
they do so, they are forced to walk on the A12 in places during the busy daytime and in darkness;  

• Many residents, including 22 children with parents, are expected to use the footpath daily to 
reach the primary school and Yoxford amenities;  

• If parents and their children are uncomfortable about using the footpath they will drive to the 
primary school where local roads are already dangerously congested during drop-off and pick-up 
times;  

• It is likely that residents, existing and new, will not use the footpath resulting in more journeys by 
car;  

• Widening the footpath to 2 metres in places is still narrow for two passing cyclists, wheelchair 
users and pushchair users;  

• From measuring the existing width of the footpath and also the width of any available adjacent 
highway land, it is not possible to widen the footpath to 2 metres in some places due to the 
unavailability of land, (owned by third parties);  

• There is no available land to create a verge for the whole of its length to separate a widened (2m 
minimum) footpath from the A12.  
 
4. Westleton Road Access:  

• Existing residents have expressed concerns that the only vehicle access to the Site is from 
Westleton Road;  

• Westleton Road is slow, narrow and winding in places and can be busy due to the Farm Shop and 
the main route to Westleton;  

• There are concerns that extra volumes of traffic will cause a back-log at the junction;  

• There are also concerns about the adverse impact on amenity of the Westleton Road residents 
and in particular the impact of light pollution from the headlights of cars exiting the development 
and shining directly onto existing houses on the opposite side of Westleton Road;  
 
• Whilst not an ideal solution, the Applicant and SCC Highways should consider direct access to the 
Site from the A12.  
 
5. Site Design:  

• YPC objects to dwellings in the south east corner as opposed to the northern part of the site as 
set out in the adopted Local Plan;  



• YPC will wish to ensure that no further future development will be permitted within the 
boundary of the site;  

• YPC objects to three storey flats being outlined for the north east corner of the Site which does 
not seem logical in a rural setting.  

6. Flood Risk:  

• YPC on behalf of local residents is concerned about increased run-off from the developed Site 
contributing to flood risk. The residents’ concerns on flood risk are clearly borne out by 
experience;  

• We note that the Applicant has carried out a flood risk assessment, but we are not technically in 
a position to assess and challenge its conclusions. We do therefore require and expect ESDC/SCC 
to do this and to confirm that the conclusions are robust. In the event they are not able so to 
confirm, then we will expect additional evidence to be provided by the Applicant. The extra 
capacity in the attenuation basins must be adequate to deal with all known and anticipated events 
and risks.  
 
21 June 2023: 
Following discussion at an Extraordinary Meeting on June 20th 2023, Yoxford Parish Council (YPC) 
sees insufficient shift, change or design mitigation in the application's amended plans of June 9th 
2023 and so objects to the Application on the following grounds.  
 
The comments were the same as those submitted 21 October 2021 above, except for: 
 

3. Unsuitable and Dangerous Footpath/Cycleway:  
• The existing footpath from Darsham station to Yoxford is narrow and impassable in places for not 
only pedestrians but cyclists, wheelchair users and pushchair users and the submission in the 
amended Application, to widen it in places, remains insufficient to ensure its safety; 
 
 
 

 

Consultee Date consulted Date reply received 

Westleton Parish Council 5 July 2023 10 July 2023 

Comments: 
 
We understand that the developers have made amendments to the application. Westleton Parish 
Council remains strongly opposed to the development and would wish to endorse the recent 
objections raised by Darsham Parish Council and Yoxford PC. In addition, although not a statutory 
consultee, I have been on your Public Access system this morning to formally register further 
concerns (reproduced below) which have been raised by Members of the Westleton Parish Council 
Planning Committee:-  
 
RESPONSE OF WESTLETON PARISH COUNCIL 
 



Westleton Parish Council remains very concerned about the scale and vehicle access design of the 
site. For completeness, appended is our response of April 2021 to the developer’s consultation. 

 
POINTS OF OBJECTION:  
1. Significant potential traffic flow increase onto the already busy A12, and, the narrow/bendy 
Westleton Road. 110 residential units, with 2 vehicles per unit, could imply 220 additional vehicles, 
as the location is not particularly close to local amenities. 2 movements per vehicle for each unit 
per day implies more than 3000 per week (220 x 2 movements x 7 days). This would increase 
significantly accident risk on the A12 intersection, and on the Westleton Road, already busy with 
Emmerdale Farm Shop traffic and as a through road to the Suffolk Heritage Coast, from the A12. 
[Note the plans state 244 parking spaces on the site]  
 
2. On the proposed plans, the exit onto the A12 does not have a dedicated lane for traffic turning 
right onto the A12. This means that traffic turning left will be held up behind the inevitable build-
up of cars wanting to turn right, but having to wait because of passing traffic. Consequently, the 
absence of a dedicated left and right turn lane leading up to the A12 junction, will cause significant 
traffic congestion, and, air pollution. If Sizewell C is built, A12 traffic volumes will increase 
significantly exacerbating the safety, congestion and pollution concerns presented by the 
additional housing estate traffic.  
 
3. It is already very dangerous for pedestrians to cross the A12, without taking into account the 
population increase associated with 110 proposed residential units. In the revised plan drawings, 
there are 2 marked crossing points on the A12, and 1 on the Westleton Road. It is unclear from a 
pedestrian safety perspective, how these would work in practice, and the impact on traffic 
congestion. (Zebra crossings or overhead walkways?)  
 
4. The surrounding infrastructure is not sufficient to cater for the number of additional people in 
the proposed housing estate - the sewage system is already stretched for the surrounding area, 
schools are at capacity, and there is no pedestrian bridge across the A12.  
 
5. The potential impact on wildlife and nature is negatively significant: - there are bats, slow 
worms, adders, grass snakes, newts, multiple bird species and many more around that land.  
 
6. Overall the road from Westleton to Yoxford is very narrow and already dangerous with a 
significant volume of car, van and lorry traffic using this road as well as tractors, other farm 
vehicles, and caravans. In addition, there are large numbers of cyclists using the road going 
through to Dunwich etc. This project would cause a significant increase in traffic volume on this 
road, when the reality is we need less traffic. 
 
APPENDIX Westleton PC April 2021 response to the developer's consultation: 
 'Westleton Parish Council is very concerned about the scale and vehicle access design of the site. 
We understand that the allocation has been made by the Suffolk Coastal Local Plan ' but we 
believe this is a poor decision as it is difficult to see how placing such a large number of properties 
so far from amenities can be considered appropriate. The residents will most likely use their cars 
for every journey as the nearest stores/services are simply too far away to walk to on a regular 
basis. This then means that there will be vehicle access in and out throughout the day from 110 
properties (or even 120 as per the allocation) ' potentially at least 240 vehicles making 480 
exits/entries. The plan proposes only one estate access point: onto the Westleton Road just before 
its junction with the A12. This is a wholly unsuitable design and we are very surprised that it has 
been considered by Highways ' it will cause congestion just before a main junction and so present a 



very real road safety concern. At peak times, the congestion and road safety concerns will increase 
exponentially and cause traffic delays for Westleton residents using the Westleton road. The 
proposal does note that the 'Westleton Road will also be widened to along the site's southern 
boundary to provide a 1.8m footway' but makes no mention of the road itself which currently is 
hardly wide enough for two cars to pass easily. The pedestrians using the footpath will then be 
expected to cross the 40mph A12 to access Yoxford and Darsham villages (which as above we 
expect they will rarely do) and close to the slip road from the southbound A12 to the Westleton 
Road ' which will anyway be much busier as a result of the estate. Result: congestion and an 
accident waiting to happen. 
Recognising that the allocation for the site has (inappropriately) been given in the SC Local Plan, 
the only acceptable solution is for the A12 to be a 30 mph zone from Yoxford to Darsham train 
station and for two additional vehicle exits be provided from the estate directly onto the A12. Exits 
from residences are already a feature of that stretch of the A12 (Granary Cottages) so this is a 
reasonable expectation.” 
 

 
 
 
 
Consultees 
 
The following summarises the most recent consultee responses. Previous responses can be found 
on Public Access: 
 

Consultee Date consulted Date reply received 

Historic England 10 September 2021 
5 July 2023 
6 March 2024 

28 September 2021 

19 July 2023 
2 April 2024 

Summary of comments: 
28 September 2021: 
 
Cockfield Hall is a designated heritage asset being listed at grade II* and the significance of the hall 
is enhanced and positively contributed to by its surrounding parkland. 
 
Historic England have some concerns relating to the impact of the proposed scheme upon non 
designated heritage assets which could impact upon their significance. We therefore consider that 
the scheme has the potential to cause less than substantial harm, low in scale to their character 
and significance. 
 
19 July 2023: 
In our earlier advice dated 28th September 2021 we noted the presence of two historic parks in 
the vicinity of the development site but as these are not registered we defer to the Council to 
consider them. As regards the parkland setting of the grade II* listed Cockfield Hall we noted that 
it is well-screened along the line of the A12 road which would help reduce visual impact from the 
proposed development, but that enhanced screen planting might help this mitigation further. We 
leave that matter to the Council have no further comments to make on the application. 
 
2 April 2024: 



Thank you for consulting us on the further documents submitted in support of the above 
application, including the Heritage Review and Framework Plan (submitted 5th and 11th March 
2024 respectively). These have been produced since the Registering of the historic park and 
gardens to Cockfield Hall (at grade II) and are welcome additions. We do not have any specific 
further comments to make on the application and refer you to our earlier advice. 
 

 

Consultee Date consulted Date reply received 

SCC Highways Department 1 September 2021 
28 April 2023 
14 June 2023 

24 November 2021 

22 February 2024 
 

Summary of comments: 
No objection subject to conditions. 

 

Consultee Date consulted Date reply received 

Environment Agency - Drainage 1 September 2021 
5 July 2023 

No response 

Summary of comments: 
No response. 

 

Consultee Date consulted Date reply received 

Natural England 1 September 2021 
5 July 2023 

30 September 2021 

11 July 2023 

Summary of comments: 
No objection subject to mitigation. 

 

Consultee Date consulted Date reply received 

SCC Flooding Authority 1 September 2021 
5 November 2021 
29 April 2022 
9 August 2023 

3 September 2021 

12 November 2021 
11 May 2022 
30 August 2023 

Summary of comments: 
Approval of this application subject to conditions. 

 
 

Consultee Date consulted Date reply received 

The Gardens Trust 6 March 2024 26 March 2024 

Summary of comments: 
Thank you for consulting the Gardens Trust (GT), a Statutory Consultee with regard to proposed 
development affecting a site listed by Historic England (HE) on their Register of Parks and Gardens.  
We have liaised with our colleagues in the Suffolk Gardens Trust and their local knowledge informs 
this response. 
 



We have considered the online documentation, and appreciate that the applicant has now provided 
a Heritage Review as the parkland and gardens surrounded Cockfield Hall has been registered as a 
Grade II registered park and garden (RPG) since the application was first submitted.  The RPG is a 
multi-phased designed landscape with medieval fishponds, woodland and riverside walks, 
developed from at least the C15, but which was mainly laid out in the late C18 and early C19, 
providing a setting for the Grade I registered Cockfield Hall and its Grade II entrance gate lodges, as 
well as numerous estate buildings, many of which are individually listed. 
 
The application site is allocated for housing, for approximately 120 dwellings, on the Suffolk Coastal 
Local Plan (SCLP12.47).  The application site lies on the opposite side of the A12 to the eastern 
boundary of the RPG, and the southern half of the development area is directly opposite the north-
eastern extent of the RPG.  As per the Design & Conservation response, Para 4.1, there is ‘a high 
level of intervisibility between Cockfield Park and the southern half of the development site.’  Google 
Earth shows there is already some sparse boundary planting of trees within the RPG adjacent to the 
junction with Westleton Road northwards.  The Framework Plan shows that the southern half of the 
application site (which approximates to where the RPG boundary ends) has been designated mainly 
as open land with some tree cover.  A wooded area is indicated on this plan, partially blocking off 
the housing from the more open landscape to the south.  We would suggest that should your officers 
allow this application, the western boundary of the application site should have its woodland cover 
thickened and widened, continuing a little further north than the woodland block, in order to 
eventually screen the new housing.  Mitigation of this scheme depends entirely on the tree screening 
which will take many years to mature in order to become effective. 
 

 

Consultee Date consulted Date reply received 

East Suffolk Environmental Protection 10 September 2021 
5 July 2023 

27 September 2021 

1 August 2023 

Summary of comments: 
No objection subject to conditions. 

 

Consultee Date consulted Date reply received 

Network Rail Property (Eastern Region - Anglia) 1 September 2021 
5 July 2023 

4 April 2022 

Summary of comments: 
No objections to the proposals at this stage, unless there are any significant changes, when we will 
reactivate the project. 

 

Consultee Date consulted Date reply received 

SCC County Archaeological Unit 1 September 2021 
5 July 2023 

23 September 2021 

5 July 2023 

Summary of comments: 
No objection subject to conditions. 

 

Consultee Date consulted Date reply received 



East Suffolk Ecology 1 September 2021 
14 June 2023 

29 September 2021 

Summary of comments: 
No objection subject to conditions. 

 

Consultee Date consulted Date reply received 

Suffolk Wildlife Trust 1 September 2021 
5 July 2023 

20 September 2021 

Summary of comments: 
No objection subject to conditions. 

 

Consultee Date consulted Date reply received 

East Suffolk CIL 1 September 2021 
5 July 2023 

7 October 2021 

Summary of comments: 
Internal consultation. 

 

Consultee Date consulted Date reply received 

East Suffolk Economic Development 1 September 2021 
5 July 2023 

13 September 2021 

Summary of comments: 
No comment. 

 

Consultee Date consulted Date reply received 

Anglian Water 1 September 2021 
5 July 2023 

10 December 2021 

Summary of comments: 
The foul drainage from this development is in the catchment of Yoxford Water Recycling Centre 
that will have available capacity for these flows. 

 

Consultee Date consulted Date reply received 

East Suffolk Housing Development Team 1 September 2021 
5 July 2023 

20 September 2021 

14 July 2023 

Summary of comments: 
No objection. 

 

Consultee Date consulted Date reply received 

Ipswich & East Suffolk CCG & West Suffolk CCG 1 September 2021 
5 July 2023 

No response 
26 July 2023 



Summary of comments: 
This development is not of a size and nature that would attract a specific Section 106 planning 
obligation. Therefore, a proportion of the required funding for the provision of increased capacity 
by way of extension, refurbishment or reconfiguration at Leiston Surgery including branch, 
servicing the residents of this development, would be sought from the CIL contributions collected 
by the District Council.  

 

Consultee Date consulted Date reply received 

East Suffolk Major Sites 1 September 2021 
5 July 2023 

No response 

Summary of comments: 
Internal consultation. 

 

Consultee Date consulted Date reply received 

East Suffolk Design And Conservation 1 September 2021 
14 June 2023 

8 November 2021 

16 June 2023 

Summary of comments: 
Internal response; see report. 

 

Consultee Date consulted Date reply received 

SCC Fire And Rescue Service 1 September 2021 
5 July 2023 

2 September 2021 

5 July 2023 

Summary of comments: 
A condition is required for fire hydrants. 

 

Consultee Date consulted Date reply received 

SCC Section 106 Officer 1 September 2021 
5 July 2023 

15 September 2021 

10 July 2023 
16 November 2023 
27 February 2024 

 

Summary of comments: 
CIL contributions will be sought for school expansions, libraries improvements and waste 
infrastructure. 
Updated summary of infrastructure requirements split between CIL and s106. 

 

Consultee Date consulted Date reply received 

SCC Cycling Officer 1 September 2021 
5 July 2023 

No response 

Summary of comments: 
No response. 

 

Consultee Date consulted Date reply received 



SCC Ecology 1 September 2021 
5 July 2023 

2 September 2021 

18 July 2023 

Summary of comments: 
There should not be any long-term negative impacts subject to any conditions listed in the 
Preliminary Ecological Appraisal submitted with the planning application 

 

Consultee Date consulted Date reply received 

SUSTRANS 1 September 2021 
5 July 2023 

No response 

Summary of comments: 
No response. 

 

Consultee Date consulted Date reply received 

East Suffolk Building Control 1 September 2021 
5 July 2023 

3 September 2021 

Summary of comments: 
Advice regarding private drives and fire brigade access. 

 

Consultee Date consulted Date reply received 

East Suffolk Planning Policy 1 September 2021 
5 July 2023 

 

Summary of comments: 
Internal consultation; see report. 

 

Consultee Date consulted Date reply received 

East Suffolk Landscape Team 1 September 2021 
5 July 2023 

1 October 2021 

19 July 2023 

Summary of comments: 
Internal response; see report. 

 

Consultee Date consulted Date reply received 

SCC Rights Of Way 20 October 2021 
5 July 2023 

No response 

Summary of comments: 
No response. 

 
 
Publicity 
 
The application has been the subject of the following press advertisement: 



  
Category Published Expiry Publication 
Major Application 16 September 2021 7 October 2021 East Anglian Daily Times 

  
Category Published Expiry Publication 
Major Application 9 September 2021 30 September 2021 East Anglian Daily Times 

 
 
 
Site notices 
 
General Site Notice Reason for site notice: Major Application; Affects Setting of 

Listed Building 
Date posted: 17 September 2021 
Expiry date: 8 October 2021 

 
 
5. Planning policy 
 
SCLP3.1 - Strategy for Growth (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP3.2 - Settlement Hierarchy (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP5.8 - Housing Mix (East Suffolk Council - Suffolk Coastal Local Plan, Adopted September 2020) 
 
SCLP5.9 - Self Build and Custom Build Housing (East Suffolk Council - Suffolk Coastal Local Plan, 
Adopted September 2020) 
 
SCLP5.10 - Affordable Housing on Residential Developments (East Suffolk Council - Suffolk Coastal 
Local Plan, Adopted September 2020) 
 
SCLP7.1 - Sustainable Transport (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP7.2 - Parking Proposals and Standards (East Suffolk Council - Suffolk Coastal Local Plan, 
Adopted September 2020) 
 
SCLP8.2 - Open Space (East Suffolk Council - Suffolk Coastal Local Plan, Adopted September 2020) 
 
SCLP9.2 - Sustainable Construction (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP9.6 - Sustainable Drainage Systems (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP9.7 - Holistic Water Management (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 



SCLP10.1 - Biodiversity and Geodiversity (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP10.2 - Visitor Management of European Sites (East Suffolk Council - Suffolk Coastal Local Plan, 
Adopted September 2020) 
 
SCLP10.3 - Environmental Quality (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP10.4 - Landscape Character (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP11.1 - Design Quality (East Suffolk Council - Suffolk Coastal Local Plan, Adopted September 
2020) 
 
SCLP11.2 - Residential Amenity (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP11.3 - Historic Environment (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP11.5 - Conservation Areas (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020) 
 
SCLP11.7 - Archaeology (East Suffolk Council - Suffolk Coastal Local Plan, Adopted September 
2020) 
 
SCLP11.8 - Parks and Gardens of Historic or Landscape Interest (East Suffolk Council - Suffolk 
Coastal Local Plan, Adopted September 2020) 
 
SCLP12.47 - Land to the South of Darsham Station (East Suffolk Council - Suffolk Coastal Local Plan, 
Adopted September 2020) 
 
NPPF – National Planning Policy Framework (2023) 
 
Historic Environment Supplementary Planning Document (East Suffolk Council, Adopted June 
2021)  
 
Sustainable Construction Supplementary Planning Document (East Suffolk Council, Adopted April 
2022)  
 
Affordable Housing Supplementary Planning Document (East Suffolk Council, Adopted May 2022)  
 
Recreational Disturbance Avoidance and Mitigation Strategy Supplementary Planning Document 
(SPD) adopted May 2021  
6. Planning Considerations 
 

Principle of Development 
 



6.1. Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires that, if regard is 
to be had to the development plan for the purpose of any determination to be made under 
the Planning Acts, determination must be made in accordance with the plan unless material 
considerations indicate otherwise. The relevant policies are set out above. 

 
6.2. The Local Plan was adopted in September 2020 and sets out the level of growth which needs 

to be planned in the area and identifies where that growth should be located for the period 
up to 2036. 

 
6.3. The site is allocated in the Local Plan under Policy SCLP12.47 for the development of 

approximately 120 dwellings and open space. The application seeks up to 110 dwellings. The 
principle of residential development on the site is therefore accepted. This allocation forms 
part of the delivery of the strategy of the Local Plan as set out in Policy SCLP3.1 - Strategy for 
Growth, which sets out the plans for growth during the plan period which includes not only 
the ambition to significantly boost the supply of housing but also to support appropriate 
growth in the rural areas to help sustain and support existing communities. 

 
 

Housing Mix and Self-Build 
 
6.4. Policy SCLP5.8 of the Local Plan states that proposals for new housing development will be 

expected to deliver the housing needed for different groups in the community as identified 
in the Strategic Housing Market Assessment. There should be a mix of housing tenures, 
types and sizes with a focus on smaller dwellings (1 and 2 bedrooms). Whilst the application 
is submitted in outline form only, the indicative housing mix as shown on the Illustrative 
Masterplan is as follows:  

 

• 12 no. 1-bed apartments (11%) 

• 12 no. 2-bed apartments (11%)   

• 10 no. 2-bed bungalow (9%) 

• 20 no. 2-bed house (18%)  

• 43 no. 3-bed house/chalet (39%) 

• 13 no. 4-bed house (12%) 
 
6.5. It is considered that the indicative mix shows a good range of house types and sizes with 

49% being smaller 1 and 2 bed dwellings. The indicative mix also includes 10 bungalows. 
Paragraph 5.49 of the Local Plan recognises bungalows as a type of property which could be 
suitable for older people in meeting the requirement for proposals for ten or more dwellings 
to contribute towards meeting the significant need for housing for older people in Policy 
SCLP5.8. The applicant has confirmed that at least 50% of the proposed dwellings will also 
be built to accessible and adaptable standards under Part M4(2) of the Building Regulations 
as required by Policy SCLP5.8. 

 
6.6. If the indicative mix were to be carried through to any reserved matters application, it is 

considered that it would be in accordance with Policy SCLP5.8 and criterion b) of Policy 
SCLP12.47.  

 
6.7. Policy SCLP5.9 of the Local Plan requires that developments of 100 or more dwellings will be 

expected to provide a minimum of 5% self or custom build properties on site through the 



provision of serviced plots. 6 no. self-build plots are proposed in accordance with the policy 
which can be secured in the S106 legal agreement. 

 
Affordable Housing 

 
6.8. Policy SCLP5.10 states that on sites of ten houses or more 1 in 3 of the units should be 

affordable dwellings. The proposed development includes a policy compliant amount of 
affordable housing (36 units,) and whilst in outline form, incorporates the affordable 
housing mix as advised by the Housing Enabling Manager through the pre-application 
discussions.  

 
6.9. The proposed mix is set out as follows: 
 

• 11 no. 1-bed flats 

• 9 no. 2 bed flats 

• 2 no. 2-bed houses 

• 4 no. 2-bed bungalows 

• 9 no. 3-bed houses 

• 1 no. 4-bed house 
 
6.10. The required tenure split will comprise 50% affordable/social rent, 25% shared ownership 

and 25% discounted home ownership, as required by the policy. The specific location and 
design of the affordable homes will be determined through a future Reserved Matters 
application, should this application be approved. 

 
6.11. The proposed affordable dwellings would need to be secured by a S106 legal agreement. 

The affordable housing provision is a policy compliant mix and a public benefit of the 
scheme that should carry substantial weight in the planning balance. 

 
Highway Considerations 

 
6.12. Sustainable transport is promoted in the NPPF, which sets out that in assessing applications 

for development it should be ensured (inter alia) that: 
 

• Paragraph 114 - a) appropriate opportunities to promote sustainable transport modes 
can be - or have been - taken up, given the type of development and its location; 
b) safe and suitable access to the site can be achieved for all users. 

 

• Paragraph 115 - Development should only be prevented or refused on highways 
grounds if there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe. 

 

• Paragraph 116 - Within this context, applications for development should: a) give 
priority first to pedestrian and cycle movements, both within the scheme and with 
neighbouring areas; and second – so far as possible – to facilitating access to high 
quality public transport 

 
6.13. In accordance with the NPPF Policy SCLP7.1: Sustainable Transport states that development 

proposals should be designed from the outset to incorporate measures that will encourage 



people to travel using non-car modes to access home, school, employment, services, and 
facilities. 

 
6.14. Site allocation policy SCLP12.47 provides site specific criteria in relation to sustainable 

transport and access matters: 
 

e) Improved pedestrian and cycle connectivity with the station and Yoxford village will be 
required, including a crossing point to provide links to the existing footway network; 
f) Vehicle access from the south of the site through the southern half of the site which is to 
be otherwise retained as agricultural land reflecting the rural setting in proximity to 
Cockfield Hall Park. 

 
6.15. As required by Policy SCLP12.47 vehicular access with 1.8m footways either side is proposed 

from Westleton Road through the southern half of the site. The access is submitted in detail 
with the internal road layout reserved for future consideration. The proposed access 
arrangements have been reviewed by the County Council Highways Authority (SCC 
Highways) in their role as a statutory consultee. SCC Highways have confirmed that the 
proposed access is acceptable.  

 
6.16. With regards to improved pedestrian and cycle connectivity to station and Yoxford village, 

both Darsham and Yoxford Parish Council's and members of the public have highlighted 
their concerns about the safety implications of crossing the A12 and the suitability of the 
existing footpath on the west side of the A12 between the station and Yoxford, especially 
for wheelchair and pushchair users, due to its narrowness.  

 
6.17. SCC Highways initially had concerns that the proposed crossing on the A12 in a 40mph for all 

pedestrians and cyclists, had been designed in the safest locations. This matter resulted in 
significant and detailed consideration by the applicants transport consultant and SCC 
Highways over many months. As a result of these discussions a formal signalised crossing of 
the A12 is proposed to provide a safe walking route to the local primary school in Yoxford. A 
further crossing of the A12 is proposed in the northern part of the site. To accommodate 
this crossing the existing layby on the western side of the A12 will be reduced in length.  

 
6.18. In addition to the A12 crossings, improvements are proposed along the entire length of the 

existing footpath between Yoxford and the railway station. Between the northern A12 
crossing and the station the footpath will be widened to a maximum of 3m. In the opposite 
direction the footpath will be widened to a 3.5m cycle/footway where possible. There will 
be points along the route where it will not be possible to achieve these maximum widths 
due to existing constraints and lack of available width, but these width reductions are 
acceptable to the Highway Authority as they are confined to relatively short stretches where 
there is good forward visibility. The Highway Authority are of the view that these proposals 
will be a significant improvement to the existing route.   

 
6.19. The proposed off-site highway works and location of the signalised crossing of the A12 

would need to be secured by planning condition and the applicant entering into a section 
278 agreement with the Highway Authority to undertake the works. It is important to secure 
these pedestrian connections to ensure a safe cycling and walking route to Yoxford and the 
railway station. Within the site, behind the existing frontage vegetation, a 3m wide 
pedestrian path will run parallel to the A12 between the northern crossing and Westleton 
Road to the south.  



 
6.20. A Transport Assessment has been submitted with the application. In assessing the 

anticipated traffic impacts of the proposed development, the Transport Assessment has had 
regard to the Transport Assessment for the Sizewell C nuclear power station proposals and 
the potential trip rates that will be generated by that proposal. The Transport Assessment 
concludes that there are expected to be no operational capacity issues in the future 
assessment years and that the traffic generated by the proposed development is expected 
to be comfortably accommodated by the existing network and proposed main access 
junction.  

 
6.21. Policy SCLP7.1 of the Local Plan requires a Travel Plan for residential developments for 80 or 

more dwellings. A Framework Travel Plan accompanies the planning application, setting out 
suggested measures to promote walking, cycling and public transport use on the Site. It 
achieves this by raising awareness and encouraging the use of alternative transport modes 
to the car, including providing information to raise awareness on the existing and benefits of 
sustainable methods of travel. As the planning application is submitted in outline form, the 
Framework Travel Plan is intended to be an interim document that will provide the 
overarching framework of principles to be adopted as part of the detailed design stage of 
the development, and one which will evolve through to the point of first occupation of the 
proposed dwellings. 

 
6.22. The Transport Assessment and Framework Travel Plan have been reviewed by the County 

Council Highways Authority who are satisfied with the proposals and recommend any 
planning permission granted is subject to their suggested conditions and obligations. 
Officers therefore consider that the proposed development meets the meets the 
sustainable transport objectives of the NPPF and Local Plan policies SCLP12.47 and SCLP7.1. 

 
6.23. Suffolk County Council request a contribution to fund school transport provision for a 

minimum of five years for secondary age pupils forecast to arise from the proposed 
development. This contribution can be secured by S106 Agreement. 

 
6.24. The East Suffolk Cycling and Walking Strategy was adopted in October 2022. It has the 

following recommendations for the SCLP12.47 allocation including: 
 

1 - A crossing point on the A12 and a cycling and walking track along the western side of 
the A12 is required to ensure safe pedestrian and cycle access from the site into the 
existing footway network and to Darsham Station. To enable safe cycling and walking into 
Yoxford, Footpath 13 should be upgraded to a bridleway and connected to the cycle and 
pedestrian infrastructure recommended along the A12. Once upgraded to a bridleway, 
Footpath 13 should be widened and resurfaced to accommodate pedestrians and cyclists. 
This should be achieved in a manner sensitive to the historic significance of Cockfield Hall 
Historic Park, the Grade I Cockfield Hall, other nearby listed buildings, and the Yoxford 
Conservation Area.  
 
2 - A cycle and pedestrian track should be introduced along the western edge of the site, 
segregated from the A12 by retaining the existing vegetation along the A12. This route 
should connect with the cycle and pedestrian crossing point on the A12.  
 



3 - Immediately south of Darsham Station it is recognised that property boundaries are 
tightly bound to the A12. Opportunities to route cycle and pedestrian infrastructure 
behind these properties should be explored.  
 
4 - Cycle parking and storage should be introduced at Darsham Station.  
 
5 - Ensure cycling and walking infrastructure aligns with and does not prohibit future 
potential Sizewell C development.  

 
6.25. The application proposes two crossing points on the A12, a cycling and walking route on the 

west side of the A12 and a route along the western edge of the site. In so doing it is 
considered to be meeting some of the main recommendations of the strategy. The 
recommendation to upgrade Footpath 13 to a bridleway is acknowledged but there is no 
public access to this route (close to the application site). The only access is along the private 
drive to Cockfield Hall which is land outside the applicants control. Therefore, it is 
considered that there is insufficient justification to require an upgrade of Footpath 13 as 
part of this application. Similarly, with regards to cycle storage, land at Darsham Station 
does not form part of the application and is outside the applicants control. Cycle storage 
could however be provided by others if it were considered necessary.  

 
6.26. In addition to the C&WS recommendations relating specifically to the allocation, the C&WS 

includes two Leisure Routes in this area, LR6.1 and 7.1. Both of these leisure routes seek a 
cycling and walking connection between Darsham Railway Station and Kelsale cum Carlton 
(LR7.1) and Leiston (LR6.1). The delivery of this allocation could help deliver a small part of 
this route by connecting the internal street layout to Westleton Road in the Eastern corner 
of the site. Alongside other proposals, this could help create a cycling and walking 
connection between Westleton Road and Darsham Railway Station. 

 
Design and Layout Considerations 

 
6.27. The NPPF promotes high quality design in new developments. Paragraph 135 states: 
 

Planning policies and decisions should ensure that developments: 
a) will function well and add to the overall quality of the area, not just for the short term 
but over the lifetime of the development; 
b) are visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping;  
c) are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging appropriate 
innovation or change (such as increased densities);  
d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, 
building types and materials to create attractive, welcoming and distinctive places to live, 
work and visit; 
e) optimise the potential of the site to accommodate and sustain an appropriate amount 
and mix of development (including green and other public space) and support local 
facilities and transport networks; and 
f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community cohesion 
and resilience. 



 
6.28. Policy SCLP12.47 sets down a number of criteria that development of the site will be 

expected to comply with. Of particular relevance are criterion a) and f) which state: 
 

a) Residential use to be contained within the northern half of the site alongside communal 
open space provision; 
f) Vehicle access from the south of the site through the southern half of the site which is to 
be otherwise retained as agricultural land reflecting the rural setting in proximity to 
Cockfield Hall Park; 

 
6.29. It is acknowledged that there is some deviation from these requirements predominantly in 

the location of the residential dwellings and public open space in the southern half of the 
site, as shown in the Framework Plan and Illustrative Masterplan. It was accepted during 
detailed pre-application discussions that a limited amount of housing could be acceptable in 
the southern part of the site provided it could be demonstrated that it would not be harmful 
to the setting of Cockfield Hall and the surrounding historic parkland. Further consideration 
is given to this below in paragraph 6.58. It is nevertheless considered relevant to note that 
without limited development in the southern part of the site it would be very difficult to 
meet the policy allocation of 120 dwellings without using inappropriate urban densities in 
the northern area of the site. As it is, the proposal is for a lower number of dwellings than 
the site is allocated for.   

 
6.30. Further, to seek to retain the southern area of the site in agricultural use, as required by the 

policy, is not considered feasible. As the policy requires the vehicular access to be through 
this part of the site the remaining undeveloped parcels of land would not be viable as 
farmland, and it would be considerably more difficult to achieve anything near the allocated 
number of houses if open space was located in the northern part of the site. A key intention 
of the policy here is to ensure the protection of Cockfield Hall Park. The creation of a large 
area of public open space in the southern part of the site, as shown on the Framework Plan, 
is considered to be an appropriate response to the parameters established by the policy.   

 
6.31. This application is made with details of appearance, landscaping, layout, and scale reserved 

for future determination. However, the application is accompanied by an amended 
Framework Plan, Illustrative Masterplan and revised Design and Access statement, which 
provide the key principles that will guide the detailed design of any future reserved matters 
application, and which is broadly derived from constructive pre-application discussions 
between officers and the applicant. The Framework Plan is helpful in setting out all of the 
key elements that generate a layout: the position of the access; the road network and 
hierarchy; development areas including heights of buildings; development blocks; landscape 
and open space; and connectivity. 

 
6.32. The layout broadly concentrates development in the northern downslope area of the 

allocated site, and this is considered appropriate in principle. By doing so, the scheme will 
connect into the existing area of development that is focussed around the railway station.  

 
6.33. In accordance with Policy SCLP12.47 the proposed access is off Westleton Road and 

traverses the site northwards in a curved layout that will also be ascending the site, which 
slopes to a ridge which forms a key transition between the two halves of the site. On its own 
the access road traversing through the lower half of the site becomes the main feature of it. 
It is for this reason that the inclusion of a small area of development at the access point is 



supported, so that the road does not appear as an entirely isolated feature in the landscape 
but one that connects areas of development.  

 
6.34. The other justifications for the development adjacent the access - which it is accepted is not 

included for in Policy SCLP12.47 - are that it creates an entrance into the development and a 
rationale for the access and road being there; and that it will merge with the existing hamlet 
of development which forms a nucleus around the junction of Westleton Road with the A12. 
It is considered that in having this small area of development, mitigates some of the 
unwelcome effects of the entrance and isolated access road. This is considered to be strong 
rationale for a small area of development within the southern part of the site. Whilst it is 
acknowledged that development here is not included for in Policy SCLP12.47 officers are of 
the view that it is appropriate and would not wish to see the layout altered by the removal 
of this small parcel of dwellings. Furthermore, it would be very difficult, otherwise, to meet 
the policy allocation of 120 dwellings without using inappropriate urban densities in the 
northern area of the site. As it is, the application is for a lower number of dwellings than 
allocated.  

 
6.35. It is acknowledged that Policy SCLP12.47 states that, apart from the access, the southern 

half of the site should be retained as agricultural land. However, officers are of the view that 
to seek to retain this land in agricultural use is questionable, given that it is required to 
provide the site entrance and development access (according to the policy). The remaining 
undeveloped parcels of land would not be viable as farmland. It is considered, therefore, 
that the entire allocated site (and the policy should have recognised this) will be developed 
land. Creating public open space with play areas is development: anything that changes the 
use of the land from agriculture is development. The Framework Plan, therefore, is 
considered to be an honest and guided response to the parameters established by the 
policy.   

 
6.36. The development form of the layout is influenced by the site's topography and what is a 

desire for new dwellings to be co-located with existing ones. The ridge that runs across the 
middle of the site separating it, in effect, into two is used to divide the character of the site 
between built form and open space, and to aid in the screening of the built form from the 
open space and its surroundings, which include Yoxford Conservation Area and Cockfield 
Hall and its parkland. This approach is effective and justified and arises out of the 
importance of having development connect to existing development. This also partly 
justifies the inclusion of a small area of development adjacent the site entrance. 

 
6.37. The Framework Plan shows a pattern of perimeter blocks that vary in shape and size. This 

approach helps to avoid any impression of uniformity across the site which would not be 
appropriate given the rural context of the site. This theme has been developed in a revised 
Design and Access Statement which creates three character areas across the site and how 
they might be created within the development to respond to their immediate surroundings 
using appropriate built forms, materials, and detailing.  

 
6.38. With respect to density, the Framework Plan shows that the density would be greater 

towards the northern corner of the site, where it edges the A12 and SUDs basin. The road 
will be a major presence and influence on the western side of the development, and by its 
character will allow for a greater density along it, compared to the countryside-facing 
eastern edge. In this respect, therefore, the proposed pattern of density is valid.  

 



6.39. The rest of the site will have a predominantly uniform level of density, excepting for the 
edge to the ridge which have single storey dwellings to mitigate the visual effect here of 
development. Again, this pattern of density is considered valid. 

 
6.40. The small area of development adjacent the site entrance is proposed to be predominantly 

two-storey and this scale is reflective of the existing area of development opposite and is 
therefore considered appropriate. 

 
6.41. With regards to the proposed building heights there has been some public concern about 

the appropriateness of a three-storey building in the top corner of the site and officers share 
these concerns about how potentially incongruous that may appear. In response to these 
concerns the Framework Plan has been amended to remove the three storey element in this 
part of the site. Furthermore, the overall number of flats has been reduced in order to 
reduce the massing along the A12 at the highest point of the site.  This also ensures that 
there is no development along the A12 proposed at more than 2 storeys, with a mix of 1, 1.5 
and 2 storeys. 

 
6.42. It is considered that the design principles in the Framework Plan, Illustrative Masterplan and 

revised Design and Access Statement that will guide the detailed design of any future 
reserved matters application, demonstrate that the site can be developed in a way that will 
respect the setting of Cockfield Hall and its historic park and garden and the setting of 
Yoxford Conservation Area, in accordance with Policy SCLP12.47. 

 
Landscape and Visual Impact 

 
6.43. The application is accompanied by a landscape and visual impact assessment (LVIA) in 

accordance with Policy SCLP12.47. The Suffolk Coastal Landscape Character Assessment 
(July 2018) places the western part of the Site within L1 Heveningham and Knodishall Estate 
Claylands Landscape Character Area (LCA) and the eastern and southern parts within the B3 
Yox Valley LCA. Within this landscape character area, the key landscape strategy objectives 
are:  

• Protect the river valley settings. Development should avoid physical and visual 
encroachment on the valley floor. 

• Protect and enhance the setting of listed or other historic buildings, particularly 
those buildings that visual focal points. 

 
6.44. The LVIA concludes that the setting of Cockfield Hall and its setting is of Low susceptibility to 

change from the proposed development. This conclusion is reached through reliance on the 
claimed negative impact of the A12 and the strongly vegetated western boundary of the 
site.  

 
6.45. The Principal Landscape and Arboricultural Officer' is not convinced that this is the right 

conclusion given that precedent has been established that there does not need to be a 
visual connection between a heritage asset and its setting for there to be an adverse impact 
on that setting. If it is established that Cockfield Hall and its park have long enjoyed a rural 
agricultural setting, whether visually connected or not, then any potential loss of that 
agricultural setting as in this case through development, suggests that the Hall and its park 
have at least a Medium susceptibility to change thus giving it a Medium/High landscape 
sensitivity. Given that it is established that there is a presumption in favour of development 
on this site through Local Plan Policy allocation, it is unnecessary to consider the sensitivity 



of the site further although it will prove useful in informing the landscape mitigation 
strategy to ensure that the landscape impacts arising for a landscape setting of such 
sensitivity are minimised as far as possible without adversely affecting landscape character 
in their own right. 

 
6.46. In terms of overall landscape character, the impacts of the development are judged in the 

LVIA to be adverse and of minor significance. Officers consider this conclusion to be reliable 
but on the assumption that a robust landscape planting strategy can be agreed and is 
successfully established. It is considered above that the landscape setting of Cockfield Hall is 
of greater sensitivity than the LVIA concludes because officers accept the principle that 
there does not have to be visual connectivity to accord significance to setting whereas this 
assessment does rely on visual connectivity, or in this case a lack of it because of the 
western site boundary vegetation. The assessment concludes that the magnitude of change 
on the setting of Cockfield Hall is Negligible and that any adverse effects arising to be Minor 
to Negligible. Officers consider this to be an under-estimate and that the conclusions should 
be nearer to Medium/High and Major/Moderate for significance of effects. However, as 
discussed above, the site is allocated for development so this is a point that can only be 
addressed through the mitigation proposals. 

 
6.47. In terms of visual impacts, it is accepted that these only arise generally within the localised 

context of the site and in most cases, they can be addressed through the mitigating 
landscape planting strategy which should aim to achieve maximum moderation of any initial 
adverse effects over time once fully established. 

 
6.48. Overall, the LVIA concludes that the proposed development is acceptable on landscape and 

visual grounds provided that the proposed landscape strategy is implemented in order to 
protect views from the south, west and east and to help settle the proposed development 
into the existing landscape setting. Notwithstanding the difference in opinion regarding the 
impact on the setting of Cockfield Hall, it is considered that the large expanse of open space 
proposed for the south western sector of the site together with a robust landscaping 
strategy, which can be secured by condition should the application be approved, will 
satisfactorily mitigate the impact of the development on the character and appearance of 
the surrounding landscape.   

 
Heritage Considerations 

 
6.49. The application is accompanied by a Heritage Impact Assessment, (HIA) in accordance with 

Policy SCLP11.3 of the Local Plan. The HIA meets the requirements of the NPPF at paragraph 
200. Allocation policy SCLP12.47 (g) requires the design and layout of the development to 
respond to the Cockfield Hall Park historic park and garden and to be sympathetic to the 
setting of the Grade I listed Cockfield Hall and the setting of Yoxford Conservation Area.  

 
6.50. Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a 

duty to have special regard to the desirability of preserving listed buildings or their settings 
or any features of special architectural or historic interest which they possess. The National 
Planning Policy Framework identifies protection and enhancement of the historic 
environment as an important element of sustainable development. Paragraphs 205 and 206 
require planning authorities to place 'great weight' on the conservation of designated 
heritage assets, and state that the more important the asset the greater the weight should 
be. They also recognise that significance can be harmed by development within the setting 



of an asset. Paragraph 206 also states that any harm or loss should require clear and 
convincing justification.  

 
6.51. It is also important to note that paragraphs 205 and 206 apply to all designated heritage 

assets. Therefore, although the statutory duty in s.72 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 is not engaged by development outside the boundary of a 
Conservation Area, the NPPF makes clear that (i) the Conservation Area still has a setting 
and (ii) the approach should be the same for all types of designated heritage asset; 
therefore harm to the setting of a Conservation Area should be treated in the same way as 
harm to a listed building or its setting when a planning application is being determined. 

 
6.52. In January 2024, the parkland and gardens at Cockfield Hall at Yoxford were added to the 

Register of Parks and Gardens of Special Historic Interest in England at Grade II and 
therefore have the status of Designated Heritage Assets. Policy SCLP11.8 states that 
applications for planning permission will be permitted where the development proposal will 
not have a materially adverse impact on the character, features or immediate setting of the 
park or garden. To reflect the inclusion of the Parkland and Garden on the Register a 
Heritage Review has been prepared to consider any potential impacts.  

 
6.53. Policy SLP11.5 concerns Conservation Areas, requiring proposals for development with the 

potential to affect the setting of a Conservation Area to demonstrate a clear understanding 
of its significance alongside an assessment of the potential impact of the proposals on that 
significance, be of an appropriate design, scale, form, height, massing and position, as well 
as use high quality materials and methods of construction which complement the character 
of the area. 

 
6.54. Paragraph 208 of the NPPF applies where a development proposal would lead to "less than 

substantial harm" to the significance of a designated heritage asset. In such cases, it says 
that the harm (which, as per paragraph 205, must be given great weight) should be weighed 
against the public benefits of the proposal. 

 
6.55. The Principal Design and Conservation Officer has given detailed consideration to the impact 

of the proposal on designated and non-designated heritage assets and the conclusions of 
the Heritage Impact Assessment. With regards to Cockfield Hall and Cockfield Park, it is not 
agreed that the proposal will have a negligible impact on the wider setting of the Hall, its 
associated listed buildings and parkland. Rather, it is considered that the combined change 
in the landscape setting to the Hall and parkland resulting from the change of use from 
agricultural to developed land, the addition of an access road, footpath and associated 
engineering, and the addition of some residential development, will have an adverse impact. 
It is the change in the established and historic character of the landscape surrounding this 
part of Cockfield Hall and its parkland from farmland to developed land that is considered to 
adversely impact the significance of the hall and its parkland.   

 
6.56. However, the proposed woodland screen planting along the western edge of the 

development, the retention of a large site area for informal open space, and the inclusion of 
a small area of development that will not, by itself, appear alien or intrusive (see para 6.35 – 
6.38 above) it is considered that the character change identified above will be partly 
mitigated. The harm arising, therefore, to the significance of Cockfield Hall and its parkland 
is considered less-than-substantial and of a low level, only. This is not a site where the 



majority of the new built form will impinge on these heritage assets and the allocation 
policy was designed to ensure this as an intended outcome.  

 
6.57. With regards to other listed buildings - Cockfield Hall Lodge, Trustan's Farmhouse, York's 

Tenement and Darsham Old Hall - officers agree with the conclusions of the HIA that the 
proposed development would have a negligible impact only on their significance. None of 
these heritage assets derives any of their significance directly from the application site and, 
although there will be some change to this part of their surroundings through the proposed 
development, the effects arising would not be adverse. Similarly, it is agreed that there 
would be no impact arising from the development on the significance of the non-designated 
heritage asset that is the locally listed parkland Rookery Park. 

 
6.58. Yoxford Conservation Area was extended in February 2020 to include the three locally listed 

parklands that surround the village. The setting to the Conservation Area, therefore, has 
extended considerably, and now largely consists of what can be defined as the setting to 
these three parklands - that is, the undesigned landscape of the countryside: man-managed 
and farmed. The change in character described above which will adversely affect Cockfield 
Hall and its parkland will also, by default, affect the setting to the extended Conservation 
Area albeit modestly. As above, it is considered that harm on the setting of the Conservation 
Area will be the same less than-substantial harm of a low level, only. 

 
6.59. Overall, it is considered that the development proposal will give rise to a low level of less-

than-substantial harm on the identified designated heritage assets. Paragraph 208 requires 
the harm to be weighed against the public benefits of the proposal. These benefits include 
the contribution of up to 110 dwellings on an allocated housing site within the Local Plan 
(and which forms part of the local plans strategy for growth) including up to 36 affordable 
dwellings and a proportion of bungalows suitable for older people. The proposals will also 
deliver a substantial area of new public open space including footpath routes, as well as 
improvements to the existing footway network, with linkages from the site. Other benefits 
include including employment during the construction phase of the development, 
investment in the local economy and increased spend in the local economy. It is considered 
that these benefits outweigh the identified less than substantial harm. 

 
6.60. The scale of harm to the designated heritage asset that is the Cockfield Hall parkland of 

Special Historic Interest is of a low level, only. The asset will not be directly affected. Its 
significance lies more importantly in forming the curtilage to Cockfield Hall and by falling 
within the Conservation Area and, thus, its significance is already accounted for in the 
consideration, above, of impacts on these designated heritage assets.  

 
Ecology 

 
6.61. The application is supported by a Preliminary Ecological Appraisal (PEA) (Geosphere 

Environmental, July 2021); a Bat Scoping and Activity Survey Report (Geosphere 
Environmental, July 2021) and Biodiversity Net Gain Calculation Report (Geosphere 
Environmental, August 2021). The PEA identifies that the site is predominantly arable land, 
with tree, hedgerow and scrub boundaries and a small area of woodland in the south-east.  

 
6.62. In line with the recommendations of the PEA, the existing trees and hedgerow along the 

site's boundaries are proposed to be retained and enhanced, with additional tree planting 
proposed within the areas of open space.  The Bat Scoping and Activity Survey has identified 



three trees with 'Moderate' bat roost potential, all of which are located in the small area of 
woodland to the south-east of the site and are not affected by the proposed development. 
Any external lighting can be adequately controlled to ensure that there is no impact on 
them.  

 
6.63. The Council's Ecologist has considered the submitted reports and is generally in agreement 

with their conclusions and the ecological avoidance, mitigation, compensation, and 
enhancement measures identified, which should be secured by condition should consent be 
granted. To ensure that the long-term ecological value of the site is maintained and 
enhanced a landscape and ecological management plan (LEMP), should also be secured by 
condition. These requirements should ensure that the final development secures ecological 
enhancements as part of its design in accordance with the objectives of policy SCLP10.1 
(Biodiversity and Geodiversity). 

 
6.64. In addition to the above, the site is within the Suffolk Coast RAMS Zone of Influence Zone B, 

within 13km of the following European sites: 
 

• Benacre to Easton Bavents SPA 

• Minsmere-Walberswick SPA 

• Minsmere-Walberswick Ramsar Site 

• Minsmere-Walberswick Heaths and Marshes SAC 

• Sandlings SPA 

• Alde-Ore Estuary SPA and the  

• Alde-Ore Estuary Ramsar Site 
 
6.65. In accordance with the Conservation of Habitats and Species Regulations 2017 (Habitats 

Regulations) the competent authority (in this case the Council) is required to determine 
whether the development is likely to have a significant effect on the interest features of 
protected European sites. The applicant has submitted a 'Shadow' Habitats Regulation 
Assessment which has informed the Councils Ecologist in preparing a draft Habitats 
Regulations Assessment (HRA) assessing the likely impact of the development on European 
designated sites and the mitigation measures required. A copy of the draft HRA has been 
sent to Natural England in their role as statutory consultee.  

 
6.66. Given the scale of the development proposed mitigation measures beyond a financial 

contribution to the Suffolk Coast RAMS are required to mitigate recreational disturbance 
impacts arising from this development in-combination with other residential developments. 
Based on the 'Shadow' HRA and the development proposals including on site open space 
and circular walking route and connections to the wider footpath network (via crossings of 
the A12), the draft HRA summarises the recreational disturbance mitigation package as: 

 

• A financial contribution of £35,334.20 (£321.22 x 110 dwellings) to the Suffolk Coast 
Recreational Disturbance Avoidance and Mitigation Strategy (RAMS).  

• Provision of high quality onsite green space (of approximately 3.91Ha).  

• Provision of an onsite circular walking route of approximately 1.6km, with connections 
to the wider PRoW to enable longer walks.  

• A condition to secure details of further mitigation measures (including 'dogs-off-lead' 
area, dog waste bins and signage) as part of the Reserved Matters Application.  

• Condition securing a Landscape and Ecology Management Plan (LEMP) for the site.  



• S106 agreement to include details of long-term management responsibilities for the 
site.  

 
6.67. Natural England have confirmed that they have no objection to the proposed development 

subject to this appropriate mitigation being secured. On this basis it can be concluded the 
proposal will not result in likely significant effects on the integrity of the above European 
sites and that it is acceptable in accordance with SCLP10.1 (Biodiversity and Geodiversity). 

 
Flood Risk and Surface Water Drainage 

 
6.68. Local Plan Policy SCLP9.5 states that proposals for new development will not be permitted in 

areas at high risk from flooding. 
 
6.69. Chapter 14 of the NPPF sets out planning for flood risk: 
 

• development should be directed away from areas at highest risk (para. 165). 

• Flood risk should not be increased elsewhere and applications should be supported 
by a site-specific Flood Risk Assessment (para.173). 

• Major developments should incorporate sustainable drainage systems and should 
take account of advice from the lead local flood authority (para. 175). 

 
6.70. The policy approach at national and local level is to ensure developments are safe for future 

occupiers and to ensure no adverse local impacts arise from the development by 
incorporating sustainable drainage systems. 

 
6.71. The Site is located entirely within Flood Zone 1, the lowest probability risk of flooding. In 

accordance with paragraph 173 of the NPPF and criterion h) of Policy SCLP12.47, a Flood 
Risk Assessment and Drainage Strategy (FRA) accompanies the planning application. This 
confirms that the risk of flooding from tidal influence, rivers or watercourses is considered 
very low, with a low risk of flooding from groundwater.  

 
6.72. The FRA demonstrates that a sustainable drainage system solution can be provided on the 

site. It is proposed that surface water will be collected from spine road highway areas 
through road-side dry swales which will direct surface water into one of the two proposed 
attenuation basins on the site, through infiltration or underdrains connecting to a 
conventional piped system. The attenuation basin in the south-west corner of the site is 
proposed to drain via infiltration, the basin in the north-east is proposed to drain into the 
existing boundary ditch, which currently accepts greenfield run-off flows from the site 
surface and via the existing land drains. Discharge rates will be controlled through storage 
and interception, which will be factored into the design of the basin. Surface water runoff 
from the proposed dwellings will be directed to on-site soakaways.  

 
6.73. As an outline application with all matters (apart from access) reserved, this is an indicative 

strategy although one that has been reviewed extensively the Suffolk County Council as the 
Lead Local Flood Authority resulting is some amendments being made to the strategy. The 
LLFA recommend approval of the application subject to conditions securing the precise 
drainage strategy concurrent with reserved matters applications. Officers therefore consider 
that the proposed development meets the meets the flood risk objectives of the NPPF and 
policy SLCP9.5.  

 



S106/Community Infrastructure Levy (CIL) contributions 
 
6.74 This development will be liable for CIL for the whole of the proposed Gross Internal Area 
 (GIA), chargeable at the Zone 2 (Mid-Higher Value Zone) rate. 
 
6.75 Suffolk County Council have set out the infrastructure requirements of this development in 
 accordance with Appendix B - 'Infrastructure and Delivery Framework' of the Local Plan. 
 
6.76 The local schools are Yoxford and Peasenhall Primary School, SET Saxmundham School,  
 Alde Valley Academy, and Thomas Mills High School. 
 
6.77 At a primary school level there is forecast to be sufficient capacity for 21 of the 22 

pupils anticipated to arise from this proposal when taking into account pending 
applications and local plan site allocations. The proposed strategy for mitigating this 
growth is via future expansion of existing provision. On this basis, a CIL contribution of 
(1 pupil x £26,977) = £26,977 is sought as highlighted below. 

 
6.78 At a secondary level there is sufficient capacity for the 14 secondary-age pupils 

anticipated to arise from this proposal. Developer contributions are sought to fund school 
 transport provision for a minimum of five years for secondary-age pupils. Annual school  
 transport cost per pupil is £1,405. Therefore, contribution is £1,405 x 14 pupils x 5 years = 

£98,350.  
 

6.79 At a sixth form level, Thomas Mills High School is currently exceeding 95% and full 
capacity and is forecast to continue to experience pressure. With such, there is no 
surplus capacity for the three pupils anticipated to arise from this proposal. The 
proposed strategy for mitigating this growth is via future expansion of the existing 
provision. On this basis, a CIL contribution of (3 pupils x £37,466) = £112,398 is sought 
to accommodate the pupils anticipated to arise from this proposed matter. 

 
6.80 With regards to pre-school provision the proposal is in the Wrentham, Wangford and  
 Westleton ward where there is a deficit of places. It is anticipated that this proposal will  
 generate 17 children. On this basis, a CIL contribution of (10 FTEs x £26,977) = £269,770  
  will be sought to go towards expansion of existing pre-school provision. 
 
6.81 Suffolk County Council’s infrastructure requirements, split between CIL and S106, can be 
  summarised as follows: 
 

CIL - Primary expansion @£26,977 per pupil place, totalling £26,977 
CIL - Sixth Form expansion @£37,466 per pupil place, totalling £112,398 
CIL - Early years expansion @£26,977 per place, totalling £269,770 
CIL - Household Waste @£56 per dwelling, totalling £6,160 
CIL- Libraries improvements @ £216 per dwelling, totalling £23,760 
S106 – Secondary School transport costs @£1,405 per pupil per annum totalling £98,350 
 

6.82 Darsham Parish does not have a Neighbourhood Plan and therefore 15% of CIL collected 
  from this development would be provided to the Parish Council to spend on local 
  infrastructure projects. 
 

Environmental Impact Assessment 



 
6.83 A formal request for a Screening Opinion under The Town and Country Planning   

 (Environmental Impact Assessment) Regulations 2017, was submitted in 2021   

 (DC/21/4044/EIA). The proposal was considered to be an urban development project, as 
 defined under Schedule 2, Section 10(b) (Urban Development Projects). However, the  
 development Site is not located within a sensitive area for the purpose of the Regulations. 
 The screening opinion concludes that the proposal does not represent EIA development as 
 such an Environmental Statement was not required. 
 

 
Public Benefits of the Development 

 
6.84 The proposed development would deliver significant public benefits including: 
 

• Up to 110 houses in accordance with the local plan allocation as part of the plan-led 
approach to growth in the District; 

• Provision of up to 36 affordable dwellings; 

• Footway improvements along the A12; 

• New footpath links through the site; 

• Signalised pedestrian crossing of the A12; 

• A new uncontrolled pedestrian crossing on the A12; 

• Extensive areas of new public open space and play equipment for new and existing 
residents; 

• Up to 6 plots to be made available for self-build and custom build housing  

• Biodiversity net gain in the ecological value of the site and, 

• Economic benefit in the short to medium term through creation of jobs in the 
construction industry; 

• Long term benefit to facilities/services in Yoxford from new resident spend in the local 
economy. 

 
7. Conclusion 
 
7.1. It is considered that the proposed development accords with the allocation in the Local Plan, 

delivering substantial benefits as set out above. The proposals demonstrate that the site can 
be delivered in a way that will deliver a high quality residential development in accordance 
with Policy SCLP12.47 and the design objectives of the Local Plan and NPPF. 

 
7.2. It is acknowledged that the proposal is not supported by some local residents and Parish 

Councils. Those concerns raised have been given due consideration by officers but do not, in 
the balance, indicate that planning permission should be refused. Many of the matters 
raised can be addressed either through appropriate planning conditions or proper 
consideration of detailed design at reserved matters stage. 

 
7.3. The proposal would give rise to a low level of less than substantial harm to the significance 

of the grade I listed Cockfield Hall and its parkland and other listed buildings in the locality. 
That harm, even though low, will need to be given great weight in the balance by the 
decision taker and properly weighed against the public benefits. However, officers consider 
that this proposal delivers substantial public benefits that would significantly and 
demonstrably outweigh any harm that would arise. 

 



7.4. The proposal is considered to represent sustainable development in accordance with the 
objectives of the National Planning Policy Framework and the adopted Local Plan. The 
application is therefore recommended for approval. 

 
8. Recommendation 
 
8.1. AUTHORITY TO APPROVE with conditions subject to the completion of a S106 Legal 

Agreement to secure obligations including: 
 

• Provision of affordable housing; 

• 5% of the residential development as self-build or custom build plots; 

• Per dwelling contribution to the Suffolk RAMS; 

• Provision and long term management of public open space; and 

• Secondary school transport costs. 
 
Conditions: 
 
 1. Application for approval of the reserved matters shall be made to the local planning 

authority before the expiration of three years from 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: To comply with the requirements of section 92 of the Town and Country Planning 

Act 1990. 
 
 2. Details of the layout, design and external appearance of the buildings, and the landscaping 

of the site (herein called the "reserved matters"), shall be submitted to and approved by the 
Local Planning Authority before any development is commenced. Development shall be 
carried out in accordance with the approved details. 

  
 Reason: To comply with Sections 91 and 92 of the 1990 Act. 
 
 3. A reserved matters application/s pursuant to this outline application shall provide for up to 

110 dwellings and demonstrate substantial compliance with the Framework Plan (Drwg. No. 
90-04 Rev A).  

  
 Reason: To ensure an attractive and high quality design of the development. 
 
 4. Any reserved matters application shall demonstrate broad compliance with Section 5 of the 

Design and Access Statement Revision F, February 2022, and design intent reflected on 
pages 48 and 49 (Southern Hamlet); 50 and 51 (open spaces) and pages 52 and 53 (Northern 
Reach). 

  
 Reason: The development needs to be sympathetic to the setting of the Grade I listed 

Cockfield Hall and the setting of Yoxford Conservation Area and therefore it is necessary to 
establish development parameters to ensure high quality design in any future reserved 
matters application. 

 



 5. Concurrent with the submission of the first reserved matters application, a site-wide phasing 
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, and for the 

purposes of Community Infrastructure Levy (CIL) collection requirements. 
 
 6. No other part of the development hereby permitted shall be commenced until the new 

access has been laid out and completed in broad accordance with drawing no. 
1392_HWY_002. Thereafter it shall be retained in its approved form. 

  
 Reason: To ensure the access is laid out and completed to an acceptable design in the 

interests of the safety of persons using the access and users of the highway. 
 
 7. Before the development is commenced details of the areas to be provided for the storage 

and presentation for collection/emptying of refuse and 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 (or) the approved bin storage 
and presentation/collection area shall be provided for each dwelling prior to its first 
occupation and shall be retained thereafter for no other purpose. 

  
 Reason: To ensure that space is provided for refuse and recycling bins to be stored and 

presented for emptying and left by operatives after emptying clear of the highway and 
access to avoid causing obstruction and dangers for the public using the highway. 

 
 8. Before the development hereby permitted is commenced a Construction Management Plan 

shall have been submitted to and approved in writing by the Local Planning Authority. 
Construction of the development shall not be carried out other than in accordance with the 
approved plan. 

 The Construction Management Plan shall include the following matters: 
 a) parking and turning for vehicles of site personnel, operatives and visitors 
 b) loading and unloading of plant and materials 
 c) piling techniques (if applicable) 
 d) storage of plant and materials 
 e) provision and use of wheel washing facilities 
 f) programme of site and all associated works such as utilities including details of traffic 

management necessary to undertake these works 
 g) site working and delivery times 
 h) a communications plan to inform local residents of the program of works 
 i) provision of boundary hoarding and lighting 
 j) details of proposed means of dust suppression 
 k) details of measures to prevent mud from vehicles leaving the site during construction 
 l) haul routes for construction traffic on the highway network and 
 m) monitoring and review mechanisms. 
 n) Details of deliveries times to the site during construction phase. 
 o) Layout of facilities above to be included on a plan. 
  
 Reason: In the interest of highway safety to avoid the hazard caused by mud on the highway 

and to ensure minimal adverse impact on the public highway during the construction phase. 



 
 9. Before the development is commenced details shall be submitted to and approved in writing 

by the Local Planning Authority showing the means to prevent the discharge of surface 
water from the development onto the highway 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. 
 
10. Before the development is commenced, details of the estate roads and footpaths, (including 

layout, levels, gradients, surfacing, lighting, traffic calming and means of surface water 
drainage), shall be submitted to and approved in writing by the Local Planning Authority.  

  
 Reason: In the interests of highway safety to ensure that roads/footways are constructed to 

an acceptable standard. 
 
11. 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. 

  
 Reason: In the interests of highway safety to ensure that satisfactory access is provided for 

the safety of residents and the public 
 
12. Before the development is commenced 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. 
 
13. Before the development is commenced details of the areas and infrastructure to be 

provided for the loading, unloading, manoeuvring and parking of vehicles including powered 
two-wheeled vehicles and 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 (or for dwellings) 
The approved scheme shall be implemented for each dwelling prior to its first occupation 
and retained as such thereafter. 

  
 Reason: To ensure the provision and long term maintenance of adequate on-site space for 

the parking and manoeuvring of vehicles in accordance with the current Suffolk Guidance for 
Parking (2023) where on-street parking and or loading, unloading and manoeuvring would 
be detrimental to highway safety. 

 
14. Before [the development is commenced / any building is constructed above ground floor 

slab level] 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.(or for dwellings) 
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 
(2023). 

 
15. Prior to the first occupation of the new development the highway improvements detailed on 

submitted drawing numbers 1392/HWY/001 A to 1392/HWY/010 , shall be carried out in 
complete accordance with the approved drawing. The works include, upgraded footways to 
3m cycleways with at least 0.5m buffer from carriageway where possible between Yoxford 
village and Darsham Train Station, crossing points across A12 (lit to safety audit 
requirements) and junctions improvements. 

  
 Reason: To promote and facilitate access to sustainable transport modes and to provide safe 

and suitable access for all users in accordance with National Planning Policy Framework (Dec 
2023) Para. 114 and Para. 116. 

 
16. The gradient of the vehicular access shall not be steeper than 1 in 20 for the first five metres 

measured from the nearside edge of the highway. 
  
 Reason: To ensure that vehicles can enter and leave the public highway in a safe manner. 
 
17. No part of the development shall be commenced until details of the proposed off-site 

highway improvements to include a formal signalised crossing of the A12 have been 
submitted to and approved in writing by the Local Planning Authority and SCC as the local 
highway authority. The approved scheme shall be laid out and constructed in its entirety 
prior to occupation. 

  
 Reason: To ensure that the necessary highway improvements are designed and constructed 

to an appropriate specification and made available for use at an appropriate time in the 
interests of highway safety and sustainable travel, this includes safe routes to schools and is 
required to safely cross children to access schools and use sustainable transport modes. 

 
18. Before the access is first used visibility splays shall be provided as shown on Drawing No. 

1392_HWY_002 with an X dimension of 2.4 metres and a Y dimension of 90m metres 
[tangential to the nearside edge of the carriageway] and thereafter retained in the specified 
form. 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. 

  



 Reason: To ensure drivers of vehicles entering the highway have sufficient visibility to 
manoeuvre safely including giving way to approaching users of the highway without them 
having to take avoiding action and to ensure drivers of vehicles on the public highway have 
sufficient warning of a vehicle emerging in order to take avoiding action, if necessary. 

 
19. No development above ground floor slab level of any part of the development hereby 

permitted shall take place until the travel arrangements to and from the site for residents of 
the dwellings, in the form of a Travel Plan in accordance with the mitigation measures 
identified in the Transport Assessment, and Highway Authority response shall be submitted 
for the  approval in writing by the local planning authority in consultation with the highway 
authority. This Travel Plan must contain the following: 

 - Baseline travel data based upon the information provided in the Transport Assessment, 
with suitable measures, objectives and targets identified targets to reduce the vehicular trips 
made by residents across the whole development, with suitable remedial measures 
identified to be implemented if these objectives and targets are not met 

 - Appointment of Travel Plan Coordinator to implement the Travel Plan in full and clearly 
identify their contact details in the Travel Plan 

 - A commitment to monitor the vehicular trips generated by the residents using traffic 
counters and resident questionnaires and submit a revised (or Full) Travel Plan on 
occupation of the 100th dwelling 

 - A further commitment to monitor the Travel Plan annually on each anniversary of the 
approval of the Full Travel Plan and provide the outcome in a revised Travel Plan to be 
submitted to and approved in writing by the Local Planning Authority for a minimum of five 
years, or one year after occupation of the final dwelling (whichever is the longest duration) 
using the same methodology as the baseline monitoring 

 - A suitable marketing strategy to ensure that all residents on the site are engaged in the 
Travel Plan process 

 - A Travel Plan budget that covers the full implementation of the Travel Plan  
 - A copy of a residents travel pack that includes a multi-modal voucher to incentivise 

residents to use sustainable travel in the local area 
  
 No dwelling within the site shall be occupied until the Travel Plan has been agreed. The 

approved Travel Plan measures shall be implemented in accordance with a timetable that 
shall be included in the Travel Plan and shall thereafter adhered to in accordance with the 
approved Travel Plan. 

  
 Reason: In the interest of sustainable development as set out in the NPPF, and Policy 

SCLP7.1. 
 
20. Concurrent with the submission of the first reserved matters application, a housing mix 

strategy shall be submitted to and approved in writing by the local planning authority, in 
order to demonstrate how the proposed development will deliver an appropriate mix of 
dwellings across the development. 

  
 Reason: To ensure the development provides a mix of housing in accordance with policy 

SCLP5.8 (Housing Mix) of the East Suffolk Council - Suffolk Coastal Local Plan (2020). 
 
21. 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 
Suffolk Coastal Local Plan (2020) and the National Planning Policy Framework (2019). 

 
22. 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 1 and the provision made for analysis, publication and dissemination of  

 results and archive deposition. 
  
 Reason:  
 To safeguard archaeological assets within the approved development boundary from 

impacts relating to any groundworks associated with the development scheme and to 
ensure the proper and timely investigation, recording, reporting and presentation of 
archaeological assets affected by this development, in accordance with Policy SCLP11.7 of 
Suffolk Coastal  Local Plan (2020) and the National Planning Policy Framework (2019). 

 
23. 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-
ondevelopment-and-flood-risk/construction-surface-water-management-plan/ 

 
24. 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/ 

 



25. 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. 

  
 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. 

 
26. No development shall take place, including any works of demolition, until a Construction 

Method Statement has been submitted to and approved in writing by the local planning 
authority. The Statement shall provide for: 

  
 a. parking and turning areas for vehicles of site personnel, operatives and visitors; 
 b. loading and unloading of plant and materials; 
 c. storage of plant and materials used in constructing the development; 
 d. provision and use of wheel washing facilities; 
 e. provision of boundary hoarding and lighting; 
 f. measures to control the emission of dust and dirt during construction; 
 g. a scheme for recycling/disposing of waste resulting from demolition and construction 

works; and 
 h. delivery, demolition and construction working hours. 
  
 The approved Construction Method Statement shall be adhered to throughout the 

construction period for the development. 
  
 Reason: In the interest of local amenity and protection of the environment during 

construction. 



 
27. No development shall take place until there has been submitted to and approved, in writing, 

by the Local Planning Authority a scheme of hard and soft landscaping works for the site, 
which shall include any proposed changes in ground levels and also accurately identify 
spread, girth and species of all existing trees, shrubs and hedgerows on the site and indicate 
any to be retained, together with measures for their protection which shall comply with the 
recommendations set out in the British Standards Institute recommendation "BS5837:2012 
Trees in relation to design, demolition and construction - Recommendations" 

  
 Reason: In the interests of visual amenity and the character and appearance of the area. 
 
28. The approved landscaping scheme (as approved by Condition 27) 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. 
 
29. As part of each reserved matters application for appearance, details of all external facing 

and roofing materials for all buildings shall be submitted to and agreed in writing by the 
Local Planning Authority. The development shall be carried out in accordance with the 
approved details. 

  
 Reason: To ensure the satisfactory appearance of the development. 
 
30. The hereby approved development shall include a provision for 50% of all dwellings to meet 

the requirements of M4(2) (or M4(3)) of the Building Regulations. Concurrent with each 
reserved matters application, details shall be provided specifying which dwelling(s) are 
M4(2) (or M4(3)) compliant and thereafter constructed in accordance with regulation 
requirements.  

  
 Reason: To ensure the development provides accessible and adaptable dwellings in 

accordance with Policy SCLP5.8 of the East Suffolk Council - Suffolk Coastal Local Plan (2020). 
 
31. Concurrent with each reserved matters application, a sustainability statement which 

demonstrates that sustainable construction methods have been incorporated into the 
development proposal, shall be submitted to and approved in writing by the local planning 
authority. The development shall thereafter be carried out in accordance with the approved 
details unless otherwise approved in writing by the local planning authority.  

  
 Reason: In accordance with sustainable construction objectives of Policy SCLP9.2 of the East 

Suffolk Council - Suffolk Coastal Local Plan (2020). 
 
32. Development must be undertaken in accordance with the ecological avoidance, mitigation, 

compensation and enhancement measures identified within the Preliminary Ecological 
Appraisal (PEA) (Geosphere Environmental, July 2021); the Bat Scoping and Activity Survey 
Report (Geosphere Environmental, July 2021); the Biodiversity Net Gain Calculation Report 



(Geosphere Environmental, August 2021) and the Shadow Habitats Regulations Assessment 
(sHRA) (Scott Properties, August 2021) 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. 
 
33. No removal of hedgerows, trees or shrubs 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. 
 
34. Commensurate with first Reserved Matters Application, a "lighting design strategy for 

biodiversity" for the site shall be submitted to and approved in writing by the local planning 
authority. The strategy shall: 

  
a) identify those areas/features on site that are particularly sensitive for biodiversity likely 

to be impacted by lighting and that are likely to cause disturbance in or around their 
breeding sites and resting places or along important routes used to access key areas of 
their territory, for example, for foraging; and 

  
b) show how and where external lighting will be installed (through the provision of 

appropriate lighting contour plans and technical specifications) so that it can be clearly 
demonstrated that areas to be lit will not disturb or prevent the above species using 
their territory or having access to their breeding sites and resting places. 

  
 All external lighting shall be installed in accordance with the specifications and locations set 

out in the strategy, and these shall be maintained thereafter in accordance with the 
strategy. Under no circumstances should any other external lighting be installed without 
prior consent from the local planning authority. 

  
 Reason: To ensure that impacts on ecological receptors from external lighting are prevented. 
 
35. A landscape and ecological management plan (LEMP) shall be submitted to, and be 

approved in writing by, the local planning authority prior to first occupation of the 
development. 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. 
 
36. Commensurate 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. 
 
37. The Reserved Matters Application(s) must include an up to date ecological assessment of the 

site. The approved ecological measures secured through Condition 32 shall be reviewed and, 
where necessary, amended and updated in line with the up to date assessment. 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 or UK Priority habitats 
and species 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 mitigation measures are appropriately delivered based on 

up-to-date evidence. 
 
38. Prior to the commencement of the use, the noise mitigation measures/construction 

methods will be implemented in accordance with the noise assessment 65203079-SWE-ZZ-
XX-YA-0001 as has been submitted to and approved by the Local Planning Authority. Only 
the approved scheme shall be implemented and shall be retained thereafter. 

  
 Reason: In the interest of residential amenity, in accordance with policy SCLP11.2 

(Residential Amenity) of the East Suffolk Council - Suffolk Coastal Local Plan (2020). 
 
39. Concurrent with the submission of the first reserved matters application, details of all walls 

(including retaining walls), fences, gates or other means of enclosure to be erected in or 
around the development have been submitted to, and approved in writing by, the local 



planning authority. Thereafter, no occupation or use of the development shall take place 
until the walls (including retaining walls), fences, gates or other means of enclosure shall be 
erected as approved and shall thereafter be permanently retained and maintained. 

  
 Reason: To ensure that the finished appearance of the development will enhance the 

character and visual amenities of the area, and to satisfactorily protect the residential 
amenities of nearby/future occupiers. 

 
40. 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. 
 
Background information 
 
See application reference DC/21/4006/OUT on Public Access 
  

https://publicaccess.eastsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QYEHLFQXN3500
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