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1. Summary

1.1  The application site is located towards the north of Felixstowe and occupies a prominent
coastal position. The site is within the countryside and partly within the Suffolk Coast and
Heaths Area of Outstanding Natural Beauty (AONB). The site comprises part of the existing
Felixstowe Ferry Golf Club and part of the East Suffolk Council owned Clifflands car park.
The proposal involves the redevelopment of the site including the provision of a new
clubhouse building, the erection of five new residential dwellings, re-designed access and
car parking, a viewing platform and the relocation of the existing Coastwatch mast. The
existing golf club pro-shop and clubhouse would be demolished. The application is an
'enabling' development in that profits from the residential properties would be used to
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3.1

part fund the re-development of the Golf Club which would include a public putting green,
public toilets, a public cafe and viewing platform.

The application is being presented to Planning Committee as part of the application site is
owned by East Suffolk Council. Committee members carried out a site visit on Tuesday
18th February 2020.

Case for development: Although the site lies outside of the defined physical limits
boundary of Felixstowe where new residential development would not normally be
permitted, in this case it is considered that there is sufficient public benefit in allowing the
proposal that justifies the deviance from policy. The proposal would result in a significantly
improved golf club facility and also provide public toilets, a cafe, a viewing platform and
putting green at the edge of the AONB. The application is therefore recommended for
approval.

Site description

The site is located to the north of Felixstowe but lies outside the defined physical limits
boundary (FPP2) and is therefore located in the countryside. The site occupies a prominent
coastal location with its eastern boundary bordering the coastline. The site includes the
existing Felixstowe Ferry Golf Club and to the south of this, part of the Council owned
Clifflands car park. The northern part of the site is located within the Suffolk Coast and
Heaths Area of Outstanding Natural Beauty (AONB) and Heritage Coast.

The existing golf club is accessed off Ferry Road. The site includes a pro shop located to the
north of the site, close to the Ferry Road access. The existing clubhouse building is a two-
storey rendered building located to the south of this with the car park located mainly to
the east and south of the clubhouse building. The southern part of the site lies outside of
the AONB and currently forms part of the Clifflands car park which is a grassed parking area
with access drives currently owned by East Suffolk Council. The application site area also
includes a small area further south on the car park which is the proposed site for the
relocation of the Coast Watch mast.

The remainder of the site area includes part of the existing 18 Hole Martello golf course
which also extends further north towards Felixstowe Ferry. Beyond Ferry Road is the Pay
and Play 9 Hole Kingsfleet golf course and driving range.

To the east of the site is the coast which includes the coast path and beach huts on the
land side, to the north is the golf course, to the south is the Clifflands car park and on the
opposite side of Ferry Road and Cliff Road to the west of the site are residential properties.
The residential properties in this location are mainly detached and include a variety of
designs and styles with many including balconies or large amounts of glazing to enable
views out towards the coast.

Proposal

In summary, the application proposals involve the following elements:
- Demolition of the existing pro shop and Clubhouse Building
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- Rebuilding a new clubhouse to include changing facilities and a pro shop on the lower
ground floor and members bar, function room, kitchen, guest accommodation, public
toilets and a cafe at the upper ground floor level.

- Re arranging and re-landscaping the existing site to provide an enlarged car parking area
- Modify the existing public access road to Clifflands car park with a new gateway entrance
to the golf club

- Provide a new public terrace and putting green

- Create a new public viewing platform at the top of the steps for views over the AONB

- Relocate the existing CoastWatch tower and protective fencing

- Erect five detached residential dwellings with garages

The existing pro shop and clubhouse building would be demolished and replaced with a
single new building. The design of the new building has been landscape lead, providing
accommodation on two levels. At lower ground level, there would be changing areas for
golf club members, a pro shop, an under croft trolley/buggy store and ancillary rooms e.g.
communications room, plant room, reception and office. At ground floor level would be
the members' lounge/bar area, a function room, kitchen, cafe, public toilets and six hotel-
style rooms. Access is available from the public entrance, under the ground floor
accommodation to directly access the golf course and lower ground floor accommodation.

The total floorspace provided by the two existing buildings is 1460 square metres and the
proposed replacement building would provide 1536 square metres of floorspace, not a
significant increase. The existing clubhouse building has a maximum ridge height of 18.46m
AOD whereas the existing building has a maximum roof height of 16.75m AOD, despite
being constructed to the south of the existing building where the land level is slightly
higher.

The design of the proposed clubhouse seeks to respond to its coastal setting and create its
own piece of raised landscape through a series of undulating flat, green roofs. It is a
contemporary design which has a low scale but spread over a larger footprint (than the
existing club buildings) but is partially hidden within the slope of the land and split into
different elements, each with a sloping green roof which seeks to 'break up' the footprint
of the building and help to define the different areas and uses of the building. The building
would have elements of full height glazing but the lighting design, overhangs and louvres
will help prevent light spillage. The building would be finished in a variety of materials
including stone gabion cladding, concrete blocks with large levels of glazing and louvres.

Access to the clubhouse would be via the existing Clifflands car park exit off Cliff Road. This
access would continue to serve as an exit for the Clifflands car park. The main car park
would be to the south west of the site with an overflow carpark further north, at the rear
of the proposed residential dwellings. Landscaping is proposed within the carpark to soften
its appearance.

The proposed dwellings would be a mix of two and three storeys in height. Plots 1 and 2, to
the south of the site would be two-storey in scale however Plots 3-5 would extend to three
storeys however given the changing levels of the site, the relative height of these
properties would not be noticeably higher than Plots 1 and 2. The second storey on Plots 3-
5 would be set in, reducing the bulk and prominence of this storey. The proposed dwellings
would be rendered with areas of brickwork and timber cladding with a metal roof, also
incorporating PV panels.
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The residential properties would have integrated double garages with turning space on
site. Plots 1 and 2 would share an access, Plot 3 would have its own access off Cliff Road
and Plots 4 and 5 would share an access off Ferry Road.

Consultations/comments

A total of 75 letters from third parties have been received. 1 of these included comments
neither supporting nor objecting to the proposal with 33 objecting to the proposal and 41
in support.

The objections include the following issues:

Public land should not be sold for unnecessary commercial or residential development
The AONB should be protected from development

The proposal should be considered in line with local planning policies

The undeveloped cliff top area should be protected from development and its peace and
tranquillity retained

The dwellings would set a precedent for further residential development in the area

The cafe, toilets, putting green and viewing platform are not needed and would
commercialise an unspoilt area

Increase in traffic and road safety issues for vehicles and pedestrians

If the golf club had financial problems in the future, they could build more houses or
increase commercial development and the precedent has been set

Residential properties would be out of place and spoil the ambiance of the clifftop area
There would be a loss of 100 parking spaces from the Clifflands car park

Loss of amenity for residents in Cliff Road due to nuisance from plant, ventilation,
extractors, smells etc.

The location and layout of the Golf course is a health and safety concern - increasing cars
and people in the area will make this worse

The costings are not realistic with income over-estimated, costs under-estimated and
minimal contingency. Club has made a loss over the last two years and this is likely to
continue

The openness of the golf course should be retained

Car park would not be big enough to cope with demand during events

Existing clubhouse building should be retained and improved. It should be considered as a
non-designated heritage asset

The golf club will be responsible for staffing, servicing and maintaining the public facilities
which is an extra cost on their stretched budget

The open space to the south of the site is already used for leisure activities - the putting
green is not needed and will not outside activity

Drainage system is at capacity

Grass roof will deteriorate over time

If future profits are more likely to come from 'events’, this will take precedence over
members

There is no new net public benefit

Site is at risk of coastal erosion

Housing has small back gardens backing on to a car park therefore providing limited
residential amenity, particularly during 'events'

The failings of the golf club should not result in a burden on the public



- There are limited letters of support from members

4.3  The letters in support raise the following points:
- Development will enhance the area
- Development will support the viability of the golf club
- Improves the landscape
- Improves the amenities in the town
- Innovative design
- Will attract more visitors to the town
- Facility more accessible to the public
- Facility will encourage leisure with proven physical and mental health benefits
- A new building will be more environmentally friendly and have reduced running costs
- Itis arealistic option for the development and future of the club
- Improved facility for members and the general public
- Will benefit the local economy

4.4  The letter of 'comment' is in regard to the Health and Safety of a golf club and comments
that participating in and social, sporting or leisure activity has an element of risk to it.
There have been no serious injuries at Felixstowe Ferry Golf Club in over 100 years and the
Golf Club Management would need to consider health and safety and risk as part of their
insurance policy.

5. Consultees
Parish/Town Council

Consultee Date consulted Date reply received

Felixstowe Town Council 3 January 2020 23 January 2020

Summary of comments:

Committee has carefully considered all the aspects of this application, including the relationship
with the AONB, the attractive and welcome facility that this new development would provide and
other issues, and are therefore pleased to recommend APPROVAL for the development.

In particular, we welcome the modern and environmentally friendly design elements, including the
proposed ground source heat pump, PV panels, provision of EV charging points, permeable
surfacing and green roof.

However, there are some minor issues of concern:

' The landscaping of the front gardens of the houses on the bend in the road should be designed to
ensure clear views for traffic exiting the three driveways.

'We ask that very clear sighage be provided in relation to the shared access arrangements for
vehicles visiting the golf club and leaving the public car park, so that visitors are aware from the
road that there is no entrance to the Clifflands public car park.

"We understand that the planting in the vicinity of the viewing platform will not obscure the view.
The drawings of the platform do not indicate its height. We believe that it will offer step-free
access, but request that this be confirmed.




' The proposed new café will be a welcome new facility for the town; however, currently there is
no dedicated public disabled parking proximate to that location. We would ask that ESC consider
providing this.

We note that the drawings show knee-railing to be installed in keeping with existing arrangements,
but the drawings do not indicate that they continue for the entire length of the public car park, as
currently exists. We assume that this will not be changed by ESC.

Statutory consultees

Consultee Date consulted Date reply received

Suffolk County - Highways Department 13 March 2020 27 March 2020

Summary of comments:
Concerns regarding visibility splays.

Consultee Date consulted Date reply received

Suffolk Coasts And Heaths Project 7 February 2020 7 February 2020

Summary of comments:
No objection

Consultee Date consulted Date reply received

Natural England 3 March 2020 25 March 2020

Summary of comments:
No objection - consider need for Appropriate Assessment

Consultee Date consulted Date reply received

Suffolk County - Highways Department 14 February 2020 28 February 2020

Summary of comments:
Comments and concerns

Consultee Date consulted Date reply received

Historic England 8 January 2020 28 January 2020

Summary of comments:

Historic England has no Objections to the application on heritage grounds. It meets the
requirements of the NPPF and the proposed development does not have an adverse impact to the
Heritage asset.




Consultee

Date consulted

Date reply received

SCC Flooding Authority

3 January 2020

6 January 2020

Summary of comments:
Approval is recommended subject to conditions.

Consultee

Date consulted

Date reply received

Suffolk Wildlife Trust

3 January 2020

24 January 2020

Summary of comments:

We believe that the construction of an additional 5 dwellings in the area would have a detrimental

impact on both the AONB and the CWS.

We therefore must object to this application as it currently stands.

Consultee

Date consulted

Date reply received

Suffolk County Archaeological Unit

3 January 2020

3 March 2020

Summary of comments:
No objection - no archaeological mitigation required.

Consultee

Date consulted

Date reply received

Suffolk Fire and Rescue Service

3 January 2020

10 January 2020

Summary of comments:

Recommends that proper consideration be given to the potential life safety, economic,
environmental and social benefits derived from the provision of an automatic fire sprinkler system.

Consultee

Date consulted

Date reply received

Network Rail

3 January 2020

14 January 2020

Summary of comments:
No further observations or comments to make.

Consultee

Date consulted

Date reply received

Suffolk County - Rights of Way

3 January 2020

14 January 2020

Summary of comments:




No objection

Consultee

Date consulted

Date reply received

Environment Agency - Drainage

3 January 2020

24 January 2020

Summary of comments:
No objections raised.

Non statutory consultees

Consultee

Date consulted

Date reply received

East Suffolk Internal Drainage Board

22 January 2020

22 January 2020

Summary of comments:
None received.

Consultee

Date consulted

Date reply received

Suffolk Preservation Society

7 February 2020

7 February 2020

Summary of comments:

Recommended refusal. Object to the proposed five dwellings, as they are contrary to policy. Urge
that, the application be approved as an 'enabling development', funding for the Martello Tower 'T'

is sought as a priority, due to its inclusion on the Heritage at Risk Register.

Consultee

Date consulted

Date reply received

Design And Conservation (Internal)

8 January 2020

23 January 2020

Summary of comments:
Comments included in report.

Consultee

Date consulted

Date reply received

Estates Team

3 January 2020

No response

Summary of comments:
None received

Consultee

Date consulted

Date reply received

Ecology (Internal)

3 January 2020

24 January 2020

Summary of comments:




Comments included in report.

Consultee Date consulted Date reply received

Golf England 3 January 2020 No response

Summary of comments:
None received

Consultee Date consulted Date reply received

SCDC Enforcement Team 3 January 2020 No response

Summary of comments:
None received

Consultee Date consulted Date reply received

Waste Management Services 3 January 2020 No response

Summary of comments:
None received

Consultee Date consulted Date reply received

Head of Coastal Management 3 January 2020 No response

Summary of comments:
Comments included in report

Consultee Date consulted Date reply received

Felixstowe Society 3 January 2020 27 January 2020

Summary of comments:

Object

- Contrary to the Development Plan and NPPF (outside of the physical limits boundary)

- Clubhouse is of a high standard of architecture

- Erection of 5 dwellings contrary to policy and would urbanise the character, appearance and
setting of the AONB

- The proposal does not secure the future of a heritage asset and therefore should not be
considered as enabling development

- Interrupt views of the AONB

- Increase in commercial activity

\ Consultee Date consulted \ Date reply received




SCDC Rights of Way Officer 3 January 2020 No response

Summary of comments:
None received

Consultee Date consulted Date reply received

Environmental Protection (Internal) 3 January 2020 21 January 2020

Summary of comments:
No objections. Suggests controlling conditions

Consultee Date consulted Date reply received

East of England Tourist Board 3 January 2020 No response

Summary of comments:
None received

Consultee Date consulted Date reply received

Suffolk Golf Union 3 January 2020 6 January 2020

Summary of comments:
Have no hesitation to support the proposed development.

Consultee Date consulted Date reply received

Sport England 3 January 2020 8 January 2020

Summary of comments:
Sports England offers its support for the project, as the proposed development meets the
organisations principals.

Consultee Date consulted Date reply received

Suffolk Coalition of Disabled People 3 January 2020 No response

Summary of comments:
None received

Publicity

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




Category Published Expiry Publication

Archaeological Site 16 January 2020 7 February 2020 East Anglian Daily Times
Category Published Expiry Publication

Major Application 9 January 2020 30 January 2020 East Anglian Daily Times
Site notices

General Site Notice Reason for site notice: Major Application

May Affect Archaeological Site

In the Vicinity of Public Right of Way
Affects Setting of Listed Building
Date posted: 16 January 2020
Expiry date: 6 February 2020

General Site Notice Reason for site notice: Major Application

6.

6.1

6.2

6.3

May Affect Archaeological Site

In the Vicinity of Public Right of Way
Date posted: 3 January 2020

Expiry date: 24 January 2020

Planning policy

On 1 April 2019, East Suffolk Council was created by parliamentary order, covering the
former districts of Suffolk Coastal District Council and Waveney District Council. The Local
Government (Boundary Changes) Regulations 2018 (part 7) state that any plans, schemes,
statements or strategies prepared by the predecessor council should be treated as if it had
been prepared and, if so required, published by the successor council - therefore any policy
documents listed below referring to “Suffolk Coastal District Council” continue to apply to
East Suffolk Council until such time that a new document is published.

In addition to considering applications in accordance with the National Planning Policy
Framework (NPPF 2019) and the National Planning Policy Guidance (NPPG), Section 38 of
the Planning and Compulsory Purchase Act 2004 requires applications to be determined in
accordance with the Local Planning Authority’s ‘Development Plan’, unless material
considerations indicate otherwise.

East Suffolk Council’s Development Plan, as relevant to this proposal, consists of:

e East Suffolk Council - Suffolk Coastal District Local Plan — Core Strategy and
Development Management Development Plan Document (Adopted July 2013);

e East Suffolk Council — Suffolk Coastal District Local Plan — Felixstowe Peninsula Area
Action Plan (Adopted January 2017) and;

e The ‘Saved’ Policies of the Suffolk Coastal Local Plan incorporating the first and second
alterations.
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The relevant policies of the Suffolk Coastal District Local Plan — Core Strategy and
Development Management Development Plan Document (Adopted July 2013) and the East
Suffolk Council — Suffolk Coastal District Local Plan — Felixstowe Peninsula Area Action Plan
(Adopted January 2017) are:

SP1 - Sustainable Development (East Suffolk Council - Suffolk Coastal District Local Plan -
Core Strategy and Development Management Development Plan Document (July 2013))

SP1a - Presumption in Favour of Sustainable Development (East Suffolk Council - Suffolk
Coastal District Local Plan - Core Strategy and Development Management Development
Plan Document (July 2013))

XSP2 - Housing Numbers and Distribution (East Suffolk Council - Suffolk Coastal District
Local Plan - Core Strategy and Development Management Development Plan Document
(July 2013))

SP3 - New Homes (East Suffolk Council - Suffolk Coastal District Local Plan - Core Strategy
and Development Management Development Plan Document (July 2013))

SP7 - Economic Development in the Rural Areas (East Suffolk Council - Suffolk Coastal
District Local Plan - Core Strategy and Development Management Development Plan
Document (July 2013))

SP8 - Tourism (East Suffolk Council - Suffolk Coastal District Local Plan - Core Strategy and
Development Management Development Plan Document (July 2013))

SP12 - Climate Change (East Suffolk Council - Suffolk Coastal District Local Plan - Core
Strategy and Development Management Development Plan Document (July 2013))

SP14 - Biodiversity and Geodiversity (East Suffolk Council - Suffolk Coastal District Local
Plan - Core Strategy and Development Management Development Plan Document (July
2013))

SP15 - Landscape and Townscape (East Suffolk Council - Suffolk Coastal District Local Plan -
Core Strategy and Development Management Development Plan Document (July 2013))

SP19 - Settlement Hierarchy (East Suffolk Council - Suffolk Coastal District Local Plan - Core
Strategy and Development Management Development Plan Document (July 2013))

SP21 - Felixstowe with Walton and the Trimley Villages (East Suffolk Council - Suffolk
Coastal District Local Plan - Core Strategy and Development Management Development
Plan Document (July 2013))

SP29 - The Countryside (East Suffolk Council - Suffolk Coastal District Local Plan - Core
Strategy and Development Management Development Plan Document (July 2013))

DM3 - Housing in the Countryside (East Suffolk Council - Suffolk Coastal District Local Plan -
Core Strategy and Development Management Development Plan Document (July 2013))



DM19 - Parking Standards (East Suffolk Council - Suffolk Coastal District Local Plan - Core
Strategy and Development Management Development Plan Document (July 2013))

DM20 - Travel Plans (East Suffolk Council - Suffolk Coastal District Local Plan - Core
Strategy and Development Management Development Plan Document (July 2013))

DMZ21 - Design: Aesthetics (East Suffolk Council - Suffolk Coastal District Local Plan - Core
Strategy and Development Management Development Plan Document (July 2013))

DM22 - Design: Function (East Suffolk Council - Suffolk Coastal District Local Plan - Core
Strategy and Development Management Development Plan Document (July 2013))

DM23 - Residential Amenity (East Suffolk Council - Suffolk Coastal District Local Plan - Core
Strategy and Development Management Development Plan Document (July 2013))

DM24 - Sustainable Construction (East Suffolk Council - Suffolk Coastal District Local Plan -
Core Strategy and Development Management Development Plan Document (July 2013))

DM26 - Lighting (East Suffolk Council - Suffolk Coastal District Local Plan - Core Strategy
and Development Management Development Plan Document (July 2013))

DM27 - Biodiversity and Geodiversity (East Suffolk Council - Suffolk Coastal District Local
Plan - Core Strategy and Development Management Development Plan Document (July
2013))

DM28 - Flood Risk (East Suffolk Council - Suffolk Coastal District Local Plan - Core Strategy
and Development Management Development Plan Document (July 2013))

DM32 - Sport and Play (East Suffolk Council - Suffolk Coastal District Local Plan - Core
Strategy and Development Management Development Plan Document (July 2013))

FPP1 - New Housing Delivery 2015 - 2027 (East Suffolk Council - Suffolk Coastal District
Local Plan - Felixstowe Peninsula Area Action Plan Development Plan Document (January
2017))

FPP2 - Physical Limits Boundaries (East Suffolk Council - Suffolk Coastal District Local Plan -
Felixstowe Peninsula Area Action Plan Development Plan Document (January 2017))

FPP17 - Felixstowe Ferry and Golf Course (East Suffolk Council - Suffolk Coastal District
Local Plan - Felixstowe Peninsula Area Action Plan Development Plan Document (January
2017))

FPP18 - Felixstowe Ferry Golf Club to Cobbolds Point (East Suffolk Council - Suffolk Coastal
District Local Plan - Felixstowe Peninsula Area Action Plan Development Plan Document
(January 2017))

FPP22 - Visitor Management - Special Protection Areas (East Suffolk Council - Suffolk
Coastal District Local Plan - Felixstowe Peninsula Area Action Plan Development Plan
Document (January 2017))
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FPP24 - Holiday Accommodation (East Suffolk Council - Suffolk Coastal District Local Plan -
Felixstowe Peninsula Area Action Plan Development Plan Document (January 2017))

The new Local Plan (covering the former Suffolk Coastal area) was submitted to the
Planning Inspectorate (PINS) for examination on Friday 29 March 2019, the examination
took place between 20th August and the 20th September 2019. Full details of the
submission to PINS can be found through this link:
www.eastsuffolk.gov.uk/localplanexamination.

Presently, only those emerging policies which have received little objection (or no
representations) can be given more weight in decision making if required, as outlined
under Paragraph 48 of the National Planning Policy Framework (2019). There are no
policies of that nature relevant to the consideration of this application.

Planning considerations

Principle of Development

The application site lies outside the defined physical limits boundary of Felixstowe and
therefore, in planning terms is in the countryside. Policy FPP2 of the Felixstowe Peninsular
Area Action Plan sets out that "Proposals for new residential development outside the
physical limits boundaries will be strictly controlled in accordance with national planning
policy and the strategy for the countryside as set out in Core Strategy policy SP29."

Policy SP29 relating to the countryside states that development will be limited to "that
which of necessity requires to be located there and accords with other relevant policies
within the Core Strategy (e.g. Policies SP7 or DM13); or would otherwise accord with
special circumstances outlined in paragraph 55 of the National Planning Policy
Framework". Policy DM3 sets out a number of examples where new housing may be
permitted in the countryside. This includes replacement dwellings on a one to one basis,
the sub-division of an existing larger dwelling, affordable housing on 'exception’ sites, the
conversion of existing buildings, minor infilling within clusters or development which would
otherwise accord with the special circumstances outlined in paragraph 55 (now 79) of the
National Planning Policy Framework.

The proposed new dwellings in this proposal do not comply with any of the exceptions as
set out in these exceptions and therefore the principle of residential development on the
site is contrary to Planning Policy.

The other main part of the proposed development is the erection of a new clubhouse
building to replace the two existing buildings (the club house and pro-shop). The existing
golf club site is located within the AONB. Policy SP21 of the Local Plan sets out the vision
for Felixstowe which includes aiming to achieve a thriving seaside town and port, attractive
to residents of all ages, and welcoming to visitors who wish to experience the town's
beautiful coastal location, proud Edwardian heritage, vibrant and diverse retail offer, café-
culture and healthy outdoor lifestyle. The proposed development is considered to help to
achieve this vision by providing an improved facility available for local people and visitors
that is located in a prominent seaside location. The golf club provides a leisure facility
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which encourages a healthy and active lifestyle and the location of the proposed café and
viewing platform close to the coastal path will be a benefit to those enjoying a walk along
the coast.

Although not directly a tourist facility, it would provide a facility available for tourists with a
limited amount of tourist accommodation. Policy SP8 recognises Felixstowe as a priority for
new tourist activity. Although the existing golf club provides some employment, this offer
is likely to be increased as a result of the new facility as a result of an increased number of
events and the provision of a café. It is therefore considered that the proposed
development would comply with the vision for Felixstowe as set out in the Local Plan.

Enabling Development

'Enabling' development is where an exception to planning policy is permitted in order to
allow for development that will provide sufficient public benefit. The local planning
authority is supportive, in general, of such proposals and, across the District, a number of
successful examples have already been delivered.

Currently, enabling development is only referred to in national policy in respect of the
conservation of a Heritage Asset however the local planning authority considers that the
same principle can be used for other public benefit including, for example, the
enhancement of sports facilities or the provision of coastal defences. The possibilities that
'enabling' development can achieve and the Council's commitment to support this type of
development, where appropriate, is detailed in the Final Draft Local Plan.

In this case, the proposal involves the provision of five residential dwellings outside of the
physical limits boundary of Felixstowe. Development of these dwellings would help to fund
the delivery of the replacement golf club building which would also include the provision of
a public café on the seaward side, the provision of three public toilets adjacent to the café,
the provision of a putting green and a viewing platform looking out over the coast with
views towards Felixstowe Ferry and Bawdsey. It is considered that the provision of the
dwellings in this location which is not a remote, rural area but adjacent to the physical
limits boundary of Felixstowe, a major centre, providing a wide range of services and
facilities is outweighed by the provision of the public facilities which include a café, toilets,
putting green and viewing platform. The proposal is considered acceptable in all other
respects such as design, landscape impact, residential amenity etc. as detailed below.

In assessing proposals for enabling development, the viability of projects should be
detailed in the planning application to ensure that the proposed level of the 'enabling’
development is sufficient to make the project viable however such that it would not result
in funding provision that would exceed requirements to deliver the project. This
application has been submitted with a full viability assessment and business plan setting
out the possible options for development of the club including Option 1 being 'do nothing',
Option 2 being 'repair and refurbish the existing clubhouse' and Option 3 being the 'new
build' option.

Surveys have been carried out on the building in both 2010 and more recently in 2018 and
the conclusions of these are set out in the submitted report. In summary, the existing
building is in a poor state of repair and would need a relatively significant amount of
money spent on on-going maintenance, just to keep the club functioning without offering
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any improvement. Option 1 of 'do nothing' would not provide for further income streams
and as it is not a medium-longer term sustainable option, this is not economically viable.

The second option would be to repair and re-furbish the existing building. This would be at
a not insignificant cost (£1.1 million) and would not include the provision of further
enhancements to the building such as a balcony to further appreciate the vista. This would
also result in a building with limited further potential to host events given the constraints
of the size and shape of the existing building and would be very disruptive during works,
losing custom in the short and possibly longer term. Given that this option would be very
disruptive and involve a large financial outlay without resulting in a fully appropriate
building, it would not guarantee the future of the club and therefore this option is also not
preferred.

The third option is to build a new purpose-built clubhouse which would be designed to
make the most of the setting of the club and provide members, guests and visitors with an
improved experience. Although at a much greater cost, this option would provide the best
option for future income streams due to the provision of a purpose built function room
enjoying coastal and estuary views and therefore it is anticipated that the number and
capacity of functions would increase, dining and bar options and availability would increase
all increasing the potential income sources. In terms of the proposed letting
accommodation, whilst the existing flat above the pro-shop would be lost, the provision of
6 en-suite rooms would improve the offer for visiting golfers and other guests (compared
to the existing bedrooms provided within shared apartments). The provision of the café in
a prominent coastal location serving golfers and the public without such a facility in the
immediate vicinity would provide a further income stream, as would use by the public of
the putting green.

In order to ensure that the 'enabling' development is achieved, it will be necessary to
condition the phasing of the development making sure that the public benefits as proposed
are provided. In this case, no more than four of the five residential dwellings will be able to
be occupied in advance of the provision of the full set of public facilities. Although this
trigger point (80%) is late on in the development, the viability report sets out that this is
the level of development required to make the project financially viable. Imposing an
earlier trigger would make the project unviable. The risk for the local planning authority is
that the applicant could develop four dwellings and benefit from the profits of this without
providing any public benefit. In this case, it is considered that this is a low risk given the
proposed layout of the site which involves the loss of some of the existing car park to
provide the dwellings and that it is unlikely that potential purchasers of the new dwellings,
which would be high quality buildings advertising sea views, would complete the purchase
if the existing clubhouse building were not demolished to enable such a view.

'Major' Development in the AONB

Paragraph 172 of the NPPF sets out that great weight should be given to conserving and
enhancing landscape and scenic beauty in National Parks, the Broads and Areas of
Outstanding Natural Beauty, which have the highest status of protection in relation to
these issues. It goes on to say that the scale and extent of development within these
designated areas should be limited and that planning permission should be refused for
major development other than in exceptional circumstances, and where it can be
demonstrated that the development is in the public interest.
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For the purposes of paragraphs 172, whether a proposal is 'major development' is a matter
for the decision maker, taking into account its nature, scale and setting, and whether it
could have a significant adverse impact on the purposes for which the area has been
designated or defined.

Although the development falls within the definition of 'major' development as set out in
the Town and Country Planning (Development Management Procedure) (England) Order
(DMPO) 2010, this is a different consideration to the set out in paragraph 172 of the NPPF.
The DMPO defines 'major' development as, among other things, being where the floor
space of the building to be created would exceed 1000 square metres. The proposed
replacement clubhouse building would fall within this category and the site area also
exceeds 1 Hectare. Having said this, the development is mainly limited to alterations to
existing car parks (both that used by the golf club and the public Clifflands car park) and the
new clubhouse building would replace existing buildings. The provision of five dwellings (on
part of an existing car park) in addition to a replacement building and the re-configuration
of car parks, is not considered to 'major' in the context of paragraph 172. Given that the
proposal is for 'enabling' development, the proposal also provides some public benefit.

If the application were to be considered as 'major' development in this context, it should
be assessed against a) the need for the development, including in terms of any national
considerations, and the impact of permitting it, or refusing it, upon the local economy; b)
the cost of, and scope for, developing outside the designated area, or meeting the need for
it in some other way; and c) any detrimental effect on the environment, the landscape and
recreational opportunities, and the extent to which that could be moderated. In this case,
although there are no national considerations, it would have a benefit to the local
economy, the development could not happen elsewhere given the location of the existing
club and the requirement for the development to be on the site and it is not considered
that the proposed development would have a significant impact on the landscape given its
current appearance and use which is detailed later in this report in respect of the
landscape considerations.

Design

The Clubhouse, although having some socio-historic interest in connection with golf and
Felixstowe, has limited architectural merit and was not identified by us at pre-application
stage as a Non Designated Heritage Asset as it would fail to meet the minimum of two of
our adopted criteria for such an identification. The proposed demolition of the existing
clubhouse building does not, therefore, engage paragraph 197 of the NPPF and is therefore
not considered to be objectionable. It is however considered that the building should be
recorded to Historic England's Level 2 Recording standard prior to demolition.

The submitted Archaeological and Heritage Statement meet the requirements of
paragraph 189 of the NPPF and is comprehensive, well considered and acceptable.

The application site does not fall within the Felixstowe Conservation Area and is at some
distance from it, such that it is not considered that the site falls within its setting and will
not affect its significance.
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The typology of the proposed dwellings i.e. relatively large, detached dwellings is
considered to be in keeping with the immediate context of the site which also includes
large detached dwellings on reasonably sized plots. It is therefore considered that the
building typology responds to and reflects the site's context and will not appear alien or
out of character with it in that respect. The proposal for dwellings opposite dwellings is
also reasonable and these will form the entrance street to the town from Felixstowe Ferry.
The design of the existing dwellings opposite is varied in quality and architectural approach
but their character is bespoke and some are distinct, that is, they take advantage of their
clifftop location and sea views with balconies and large areas of glazing (for example). The
design of the proposed new dwellings draws upon this same language, including in terms
of 'upside down' living and this, again, adds to its contextuality.

The proposed dwellings would be a contemporary design in terms of their modelling, form,
architectural expression and choice and colour of materials. This also reflects the prevailing
modern built context which (with the exception of the clubhouse) is mostly later C20th in
origin. A key difference between the proposed dwellings and those surrounding them (i.e.
opposite on Cliff Road) is that the design quality is much higher.

A key concern that officers raised at pre-application stage was the quantum of dwellings
(seven) that provided for a pinched layout with insufficient space between dwellings to
reflect their generous scale. The resulting application proposing five dwellings results in a
much-improved layout in relation to space between dwellings and their general spatial
layout.

Replacement clubhouse

The proposed replacement clubhouse is for a relatively large building in a largely
residential context and surrounded by protected landscape in a prominent position and
location. It manages to achieve a dual effect whereby it will clearly be read as a local
landmark by virtue of its scale and bold, attractive design whilst also mitigating its scale
such that its impact will not be over-dominant in bulk or mass. This duality is difficult to
achieve but has been managed here with a high degree of refinement and sensitivity to
context. It is considered that the designer has understood well that the building should not
be eye-catching because it is large and imposing but can be by virtue of the high quality of
its design.

The design acknowledges and expresses that it has many faces and many uses - both public
and private - with aspects out onto the adjacent public car park, the cliff top, the
promenade, the golf course, Cliff Road and its dwellings and key long views from
Felixstowe Ferry and Golf Road. Only a contemporary architectural approach has been able
to resolve these external constraints and demands (and also the internal programmatic
ones) through a language of aggregated forms, varied materials and combination swept
roofs (which, incidentally, create an appealing 'fifth' elevation - the roofscape). These all
respond to the differing edge conditions of the building but are unified through the use of
extensive areas of glazing which also dramatize the design (by day and by night).

The design responds to its function in that its public facing element and uses are
configured to relate to and address the public car park which is one that is very well used
and includes attractive green open space and key links to the beach and extended coastal
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path. In this way, the building has something to offer and with which to join to the public
space rather than being an exclusively private use.

The layout includes extensive areas of parking. The layout of this area does break up the
areas of parking and includes within them a reasonable level of tree and hedge planting
and green space. The effect is considered and will mitigate aspects of this design which
could have threatened the setting to the new clubhouse and neighbours' outlook onto the
car park.

The materials choice is considered and attractive, incorporating an impressive variety of
materials in combination with the critical use of green roofs. This will not be an inexpensive
building to construct but it is only acceptable because its design quality - including the
materials specification - is high. Officers are keen to set out that they would not wish to see
any subsequent diminution of quality which would undermine its justification.

The sum effect of the above provides for a design which has the high potential to add to
the growing portfolio of well-designed contemporary buildings that are beginning to
landmark Felixstowe with others being the McCarthy and Stone blocks adjacent to Harvest
House and the Stanley Road apartment development.

Development impacts on Grade Il listed Martello Towers T and U. Martello Tower T is a
Listed Building and Scheduled Monument and is in the buildings at risk register. The setting
to Martello Towers T and U is formed of their open landscape and seascape surroundings.
The Towers had two critical aspects in terms of outlook: their offensive capability facing
outwards to sea, to which their ordnance was directed; and their indivisibility which
provided defensive capability between the Towers on the landward side - again via
ordnance and by the stationed garrison.

Originally, Tower T was surrounded by an extensive military compound (visible on the
submitted 1902 OS map), now lost. The Tower then enjoyed an historic association with
the golf club/applicant (which still owns it) and was adapted for its purposes, including the
addition of a ground floor access.

There has, historically, always been built form in the area of the golf club (the site of a
former farm, the farmhouse forming the core of the present clubhouse) and, therefore, the
principle of replacing built form with built form is unobjectionable and is considered to
have negligible impact on the setting of the Listed Building. It is not considered that the
application site, whilst in the setting of the Listed Building, contributes to its significance as
its use was not in association with the original use of the Tower. It did, however, form part
of the generally open setting between Towers S and T, much of which, of course, has now
been developed with housing. The addition of five new dwellings into the same general
area of built development will have little impact on the Tower's setting, therefore.

In conclusion, therefore, it is considered that the application proposal will not harm the
setting of the Grade Il listed Martello Towers T and U and thus their special interest and
significance will be preserved such that the relevant NPPF tests are not here engaged and
the relevant statutory test in the 1990 Listed Buildings Act is complied with in terms of the
desirability of preserving the setting of listed buildings (i.e. free from harm).
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Setting of the Scheduled Monument

Historic England have provided comments in relation to the proposed development on the
setting of the Scheduled Monument. Although they consider that the proposed
development will not have a direct impact on the Martello Tower Scheduled Monument, it
would be located within its wider setting. The development would result in an increase in
the density of the development to the south of the monument which would erode the
rural context of the monument and will result in a slight adverse impact upon the
significance of the scheduled monument through an increase in development within its
setting. Whilst the proposed development will result in some harm to the significance of
the scheduled monument, Historic England are of the view that the level of harm will be
less than substantial.

As less than substantial harm to a heritage asset has been identified, the test as set out in
Paragraph 196 of the NPPF is engaged. This requires weighing up the harm against the
public benefits of the proposal. Whilst Historic England identify a level of less than
substantial harm and comment on the requirements of paragraph 196, as they go on to
conclude that they have no objections on heritage grounds and that the proposal complies
with paragraphs 193 and 194 of the NPPF and that the level of harm to the significance of
the designated heritage asset will be slight. This infers that they have no serious objections
to the proposal.

The local planning authority is, however required to carry out the test set out in paragraph
196 and assess the level of harm against the public benefit. In this case, public benefits are
implicit in the application given the nature of the proposal of 'enabling' development. The
provision of five dwellings provides some public benefit insofar as it contributes to the local
housing stock. Further public benefit is provided in the short- and longer-term economic
benefits of the development as a result of short-medium term jobs during the construction
phase and longer-term employment opportunities in the running of the golf club as a
business. The proposal also includes the provision of a café open to the public and public
toilets and the provision of a viewing platform on the cliff top. Whilst these public benefits
are required as part of the 'enabling' scheme, it is considered that the proposed viewing
platform would enable views not only out towards the coast and estuary but also of the
Martello Tower. Given that the harm to the setting of the Scheduled Monument is
considered to be slight, it is considered that, in this case, the public benefits of the proposal
out-weight this harm.

Historic England does also note that the Felixstowe Golf Course Martello tower is on the
Heritage at Risk Register. They consider that potential exists for the Martello tower to be
better utilised as a heritage asset within the golf course complex and that an opportunity
potentially exists for a feasibility study and conservation plan for the Martello tower to be
secured through a Section 106 agreement. The local planning authority have raised
concerns regarding the Martello Tower with the applicants and they are aware of the
position. The golf club is not currently in a position where it can invest heavily into this
building however, they have indicated that if the clubhouse redevelopment project is
successful, they would look into carrying out works to the Martello Tower and its possible
future use. This, however, was during an informal discussion and is not binding, nor can
anything be secured during this application process. The Golf club remain aware of their
responsibilities regarding the structure and the local planning authority will seek to work
with and encourage works to this structure in the future, as appropriate.
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Tourism and Sea Front

Both the Core Strategy and the Felixstowe Peninsular Area Action Plan (AAP) recognise the
economic benefits that tourism in the district can bring and improving the tourism offer is a
priority for the Council. Policy FPP17 refers to Felixstowe Ferry and Golf Course. This sets
out that the openness of the Golf Course is to be protected as it provides uninterrupted
views of the AONB and the sea and that proposals which increase commercial activity in
this area will be resisted.

Policy FPP18 refers to Felixstowe Ferry Golf Club to Cobbolds Point. This recognises that
the area is characterised by the open green cliff top and undeveloped nature of the
seafront with car parking opportunities. It also describes the beach huts and gardens as
providing a tranquil and unique character that should be retained and supports proposals
that retain the undeveloped and non-commercial character of the area. New development
in this area will only be acceptable where it contributes or is essential to support existing
tourist activities.

The proposed redevelopment of the golf clubhouse would ensure that the golf course itself
remains open and undeveloped. The proposed redevelopment seeks to increase the
commercial activity of the clubhouse to help sustain its longer-term financial sustainability.
Although this would increase commercial activity, it would be located, broadly, on the
same site as the existing commercial activity and although its use is hoped to intensify, it is
not offering a substantially different offer to the existing facility and would not affect the
openness of the area in this location.

The area south of the golf club is characterised by the open, green cliff top. Again, this
proposal would not detract from or significantly change this. Although the proposal
involves a slight infringement onto the northern part of Clifflands car park, the majority of
this open space would remain unaffected by the proposal. Similarly, as detailed above, the
commercial offer, although slightly expanded, would not be significantly different to the
current situation and would not adversely impact on the overall open character of the
area. Although not essential to support existing tourist activities, the proposed
development would provide an improved offer for visitors to the area

Sporting Facilities

The proposal would not result in a significant loss or gain of any sports facilities - just that
the ancillary developments to the main use of the site as a golf course would be expanded.
England Golf and Suffolk Golf Limited both support the proposed development with the
former stating that it will enhance facilities at an existing sports facility to improve the
quality of experience for users and attract new people to the facility. Sport England also
seek to encourage and secure wider community use of existing and new sport and physical
activity provision and provide sport and physical activity provision which is well designed
and fit for purpose. They comment that this proposal also meets these principles.

Suffolk Golf Limited have detailed the club's involvement in the sport locally from offering
initiatives designed to increase participation in all age groups, helped to establish a junior
golf league and stages tournaments. Given the pro-active nature of the club, it is
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considered that they are in a strong position to develop both the golfing side and ancillary
functions that could be provided in the new and improved facilities.

Landscape

The majority of the application site sits wholly within the Heritage Coast and Suffolk Coast
& Heaths Area of Outstanding Natural Beauty (AONB). The proposal should seek to accord
with national and local policies and pay due regard (ref. S. 85 Countryside and Rights of
Way Act, 2000) to the statutory purpose of AONB designation which is to conserve and
enhance natural beauty. Development proposals within nationally designated landscapes
should contribute positively to the purposes of the AONB designation and meet the
relevant policy objectives in the Suffolk Coast & Heaths Management Plan 2018-2023. The
proposal should also have regard to paragraphs 170 and 172 of the NPPF as the
development being proposed is located within the AONB which is also a Valued Landscape.

The development site is located towards the southern end of Felixstowe Golf Course which
crosses 2 Landscape Character Types (LCTs), the Coastal Dunes and Shingle Ridges and
Coastal Levels LCTs. The Coastal Dunes and Shingle Ridges is characterised by flat or gently
rolling landform of sand or shingle. It is a vast open uncluttered landscape with occasional
large buildings in the empty landscape. Along short stretches there is paraphernalia
associated with tourist activity such as beach huts and piers. Within this LCT, small-scale
clusters of low-rise development on the coastal slope, coastal levels or beach is recognised
as a key force for change.

While the guidance for this LCT does not recommend that development is totally
restricted, it does recognise that the construction of new buildings on the coastal slopes,
has the capacity to impact on the setting of this landscape. Where development is
permitted, the guidance recommends that the highest standards of design and effective
mitigation strategies should be applied to minimise the detrimental impact on both the
visual amenity and landscape character of this landscape type. Construction of buildings
that project above the skyline should be avoided if possible, while careful positioning or
the addition of appropriate planting behind new development is recognised as a useful way
to reduce visual and landscape impacts. It also recognises the benefits of reducing the
height of new development also to minimise impacts. Within this LCT, the majority of new
building is likely to be visible from the saltmarsh and intertidal flats. Therefore, building
close to existing built clusters and the use of sympathetic and unobtrusive materials are
also recognised as is important for reducing visual and landscape impacts within this
sensitive LCT. The above design principles also apply to the Coastal Levels Landscape
Character Type.

Design

The overall design of the new club house and residential properties is innovative with a
contemporary and unique built form. The AONB team recognise that well designed modern
buildings can be delivered within the AONB where they contribute to its conservation and
enhancement and where their design and siting is sympathetic to the environment in
which they are being proposed.

Dividing the clubhouse building into distinct functional areas, and partially burying part of
it, will have the positive effect of breaking up the extensive floorspace thereby reducing
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the bulk and mass of the building within the AONB and Heritage Coast landscape. This is
also aided by the propose mix and palette of materials

Given the expanse of the glazing proposed there is potential for significant light spillage
into the AONB without interventions to reduce it that would have a negative impact on the
AONBs defined natural beauty. Several measures have been proposed for integration into
the design of the building including aluminium glazing, metal louvres, deep overhangs and
the use of sensitive internal lighting. Together these measures will all help to reduce light
spillage which is welcomed to help conserve the dark skies and tranquillity of the Suffolk
Coast & Heaths AONB.

The proposed Club House will be positioned along the southern boundary of the site closer
to the cliff top and sea. It will be 1.7m lower in height than the existing club house. Its
long, linear design, reduced height and its positioning will mean that the new club house
will not interrupt views to the sea, the Martello Tower, Bawdsey Manor Estate and the
landscape of the surrounding AONB in which the site sits.

The proposed dwellings like the new club house will be very contemporary. The new
dwellings will sit in spacious gardens reflecting the dominant townscape and settlement
pattern along Cliff Road which is typified by large detached dwellings set within generous
gardens.

The height of the proposed properties also reflects the height of the buildings close to the
site. The properties along Cliff Road are generally 2 storeys whilst the existing club house is
2.5 storeys tall. This has influenced the design of the proposed dwellings. Plots 1 & 2 are 2
storeys while plots 3, 4 & 5 are 3 storeys. Plots 3,4 & 5 will be located on the lowest part of
the site and therefore they will not appear as dominant features within the AONB
landscape. The number of houses and their proposed layout and orientation will help to
maintain some views to the coast for those properties opposite the site and a sense of
openness within the wider AONB. A stand of mature trees growing to the north of the
proposed housing site, will provide important screening and means that the visual and
landscape impacts of the new houses will be reduced. From the north, where views of the
new dwellings will be possible, they will be seen against the existing residential backdrop.

Like the club house, the design of the dwellings has been landscape led. The principles
embedded in the Suffolk Coast & Heaths Use of Colour in Development Guide have been
integrated into the design of the new houses. Different renders, colours and materials have
been proposed for use on the building frontages and rear elevations that are characteristic
of the landscape in which they are being proposed. The use of dark colour renders and
dark materials on the northern and eastern elevations, which face onto the AONB, and the
dark mono-pitched roofs will help make the houses more recessive in the landscape and
help reduce their visual and landscape impact within the AONB. The mono-pitch roofs
proposed on the dwellings reflects the design of the new club house roofscape which will
help tie the separate developments together.

Felixstowe Ferry Golf Course, although open in character, and is a heavily modified
landscape. The new dwellings will be constructed on an area currently used as a car park
for club members while the new club house will be moved further towards the southern
boundary of the site. Beyond the golf course's southern boundary is Cliff Road Car Park &
Green. The scheme involves including a small piece of this land into the golf club proposal.
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The land in question as well as being used for parking, currently houses a number of
disparate facilities e.g. a septic tank, portaloos and the coast watch tower. The
development will enable the existing portaloos and septic tank to be removed, and the
coast watch tower to be relocated to a more suitable location south west of the site
boundary. This would 'tidy up' the southern edge of the site which would be a positive
enhance at the gateway into the Suffolk Coast & Heaths AONB.

The AONB team concurs with the general conclusions of the LVIA that the scheme as
proposed can be delivered without significant harm to the natural beauty of the AONB. It
recognises the significant visual change for a small number of residents living opposite the
site but also sets out how the proposed design, the sensitive use of colour and materials
and appropriate landscaping will significantly reduce the landscape and visual impacts of
the scheme.

Ecology

The application site is within the SSSI Impact Risk Zone (IRZ) for the Deben Estuary. The
Deben Estuary is also designated as a Special Protection Area (SPA) and Ramsar site, and
there appear to be potential impact pathways from the proposed development which may
result in adverse impacts on these designated sites. In order to allow the council to assess
these impacts, as competent authority under the Conservation of Habitats and Species
Regulations (2017), information is required (in accordance with Regulation 63(2) of the
Habitats Regulations). Information to inform a Habitats Regulations Assessment (HRA) (also
known as a Shadow HRA) has been provided to allow the local planning authority, as
competent authority, to undertake a Habitats Regulations Assessment of the proposal.

Whilst a measure to mitigate in-combination increased recreational disturbance impacts
from new residential development exists (in the form of the Suffolk Coast Recreational
Disturbance Avoidance Mitigation Strategy (RAMS)), assessment of whether other likely
significant effects (LSE) on Habitats sites (European designated sites) are likely to arise from
the proposal and whether mitigation will be required to prevent an adverse impact on the
integrity of such sites needs to be undertaken.

The proposed development is approximately 1.4km from the Deben Estuary SPA and
Ramsar site, and also within 13km of the Stour and Orwell Estuaries SPA, the Stour and
Orwell Estuaries Ramsar Site, the Sandlings SPA, the Alde-Ore Estuary SPA, the Alde-Ore
and Butley Estuaries SAC, the Orfordness-Shingle Street SAC, the Alde-Ore Estuary Ramsar
Site, Hamford Water SPA, Hamford Water SAC and Hamford Water Ramsar Site, and
therefore Likely Significant Effect pathways were identified.

Appropriate Assessment of the proposal has considered impacts from pollution events
(particularly dust and surface water) during construction and recreational disturbance
impacts during operation. Subject to the mitigation measures identified it is not considered
that the construction or operation of the development would result in an Adverse Effect on
the Integrity of the European designated sites identified either "Alone" or "In-combination"
with other plans or projects.

The implementation of the following mitigation measures will be secured by condition:
Production and implementation of a Construction Environment Management Plan
(CEMP) including pollution control measures for dust and surface water quality.
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Installation of signage highlighting the importance of the Deben estuary and how to
protect it at the new café and on the footpath at the northern end of the golf course

(as per the map in the shadow HRA). Signage to be prepared in consultation with the
Suffolk Coast and Heaths AONB unit and the Suffolk Coast RAMS team.

A financial contribution to the Suffolk Coast Recreational Disturbance Avoidance and
Mitigation Strategy (RAMS) of 5x £121.89 = £609.45 has been secured by upfront payment
(S111).

Having considered the proposed avoidance and mitigation measures above, East Suffolk
Council conclude that with mitigation the project will not have an Adverse Effect on the
Integrity of the European designated sites identified.

Having made this appropriate assessment of the implications of the project for the site(s)
in view of that (those) site(s)'s conservation objectives, and having consulted Natural
England and fully considered any representation received (where necessary), the
authority may now agree to the plan or project under regulation 63 of the Conservation
of Habitats and Species Regulations 2017 (as amended).

Natural England has confirmed that they agree with the conclusion of the Local Authority's
appropriate assessment record that this proposal is not likely to result in an adverse effect
on any international site from recreational disturbance effects. The development is part of
the local plan core strategy site allocations, and the proposed mitigation is in line with the
agreed Suffolk Recreational Disturbance Avoidance and Mitigation (RAMS) Strategy, and
Natural England's guidance.

Impacts on protected species and UK Priority species and habitats

Notwithstanding the above in relation to designated sites, having read the Preliminary
Ecological Appraisal (PEA) (Geosphere Environmental, December 2019) and bat survey
report (Geosphere Environmental, September 2019), the local planning authority is
satisfied with the conclusions of the consultant in relation to the potential impact of the
proposed development on protected species and UK Priority habitats and species (under
Section 41 of the Natural Environment and Rural Communities (NERC) Act (2006)). The
implementation of the recommendations made in the reports will be secured by condition.

Landscaping

A Landscape Masterplan for the site (Drawing LBW1903-01) has been included in the
Design and Access Statement (DAS). The planting being proposed reflects the sensitivity of
the AONB, the species that grow locally but also includes plants that will thrive in the harsh
coastal environment. While the scheme involves the removal of some established hedging,
43 new trees and 600m of new hedging will be planted. The existing asphalt car park will
be replaced with a new permeable surface car park which will also be landscaped. The
planting, once established, will help soften the visual appearance of the new carpark which
is a positive enhancement. New pine trees will be planted along the southern boundary of
the site behind the new club house in line with recommendations in the guidelines for the
Coastal Dunes and Shingle Ridges LCT. The green roofs will also deliver additional new
habitats which is welcomed.



7.66

7.67

7.68

7.69

7.70

Car parking

Concern has been raised regarding the loss of existing car parking spaces within the
Clifflands car park. Some letters claim that the proposal would result in the loss of 100 car
parking spaces. This figure is, however, considered to be an over-estimate given the
existing design and layout of the car-park. The area of Clifflands car park proposed to be
sold includes trees and enclosures and therefore is not all available for parking.

The Council considers the car park to have a total capacity of 600 cars however given its
informal layout, it is difficult to assess the 'real' capacity. Suffolk Coastal Norse have
provided information obtained from the pay and display machines located within the
Clifflands car park. Assuming a 'busy' day has over 200 users per day, figures obtained from
April 2018 until January 2020 show that the car park would only be 'busy' for
approximately 30 days per year. Whilst it is not possible to ascertain the number of days
that spaces within the area proposed to be sold were used or, in real terms, how many
spaces this area is able to accommodate, assuming capacity of the car park is 600, there
were only 2 days in the last 21 months (7/5/19 with 524 users of the ticket machines and
25/8/20 with 629 users) where the loss of space within Clifflands car park may have caused
a problem. However, it should be noted that these are total users during the day and
therefore it is unlikely they would all have been in the car park at the same time. These
figures do not include RingGo cashless tickets or season tickets for beach hut owners. The
RingGo figures account for an average of approximately 4 users per day (in 2019) which is
not a significant number. The local planning authority does not have figures for the number
of season ticket holders, or how often these are used.

Irrespective of this additional use compared to the above figures, it is considered that the
proposed loss of land in the Clifflands car park would not result in a significant loss of car
parking spaces such that it would cause such a problem on a vast majority of days.
Similarly, the Council has no evidence to suggest that there are any serious problems
resulting from the busiest days or that the area proposed to be sold contributes
significantly to the space available for parking.

Coastal protection

Based upon current policy and intent for coastal management stated within Shoreline
Management Plan 7, the development will be at a very low level of risk from coastal
change. Furthermore, the development will have no direct impact on coastal management
policy or implementation action. Based upon this assessment and with reference to
information in the Felixstowe Peninsular Area Action Plan, the adopted Local Plan and the
Suffolk Shoreline Management Plan, there are no objections to the development in this
respect.

Suffolk Coastal Local Plan Final Draft Policy SCLP9.3 requires the applicant to prepare a
Coastal Erosion Vulnerability Assessment (CEVA). Although there is currently no
requirement for this, it was advised as a sensible requirement to ensure that the applicant
has considered the future risk from coastal change. The applicant submitted a CEVA which
was amended following comments made by the Council's Coastal Management Team
which is now acceptable.
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Flood Risk

Only the eastern most part of the site boundary lies marginally within tidal Flood Zone 3a
defined by the 'Planning Practice Guidance: Flood Risk and Coastal Change' as having a high
probability of flooding. The proposed development is located within Flood Zone 1. The new
residential development of 5 houses and the golf club are classified as a 'more and less
vulnerable' development, as defined in Table 2: Flood Risk Vulnerability Classification of
the Planning Practice Guidance.

The application was accompanied by a Flood Risk Assessment. It shows that all of the built
development would be located in flood zone 1, the access and egress route travels through
Flood Zone 1 and therefore the proposed development does have a safe route of access,
flood storage compensation is not required. A flood evacuation plan is not proposed.

The Sequential and Exception Tests are not needed to be undertaken.

Foul Drainage

Foul drainage should follow the drainage hierarchy and as mains drainage is available

in close proximity to the site, this should be the preferred solution. The FRA (and drainage
strategy) describe a pumped system, pumping up to the mains at a higher manhole off-site.
There is no objection provided that this is a pumped system discharging to the manhole
identified on page 21 of part 2 of the FRA/Drainage Strategy.

Economic Development

Felixstowe Forward support the project to provide a new clubhouse building including
function facilities, a café and public toilets. It will be an asset to both the local community
and the Tourism market with its location close proximity to the AONB. Tourism is a key
driver of economic growth (seen in the East Suffolk Economic Growth Plan) and the
primary aims, as described in the East Suffolk Tourism Strategy, are to increase the volume
and value of tourism, to extend the tourist season, to create compelling destinations and
to link visitors more to experiences.

Highways

The Highways Authority initially raised a number of comments and concerns regarding the
proposal including visibility splays for the accesses. Following the receipt of revised plans
and a site meeting with the Highways Authority, there are now no objections to the
proposal subject to conditions.

The proposed accesses have appropriate visibility and the proposed level of parking for the
residential and clubhouse buildings are considered acceptable.

Surface Water Drainage

Suffolk County Council, Flood and Water Management Team have reviewed the
information submitted in support of the application with reference to Surface Water
Management. They recommend approval of the application subject to conditions that
require the surface water disposal strategy to be as proposed and that details of all
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Sustainable Drainage Components and piped networks have been submitted and agreed
for inclusion on the Lead Local Flood Authority's Risk Asset Register. There is therefore no
objection to the proposal on the grounds of surface water drainage.

Residential Amenity

The proposal involves the creation of five new residential dwellings. These would be
located around the north west corner of the site and would front Cliff Road/Ferry Road.
The proposed dwellings would face out over the public highway and would not directly
impact on any existing properties as a result of a loss of light, privacy or outlook. The
proposed new dwellings would impact on views from the front of some existing properties
on Cliff Road however the loss of a view is not a material planning consideration. There are
four existing properties on Cliff Road/Ferry Road that would be most affected. The
southern-most of these, 125 Cliff Road would not have their direct view significantly
affected as the proposed new dwellings would be located slightly to the north. Proposed
plots 1 and 2 would be located opposite 127 and 129 Cliff Road. The view from these
properties would be the most affected. Although the existing clubhouse building would
currently affect the direct view from the front of these properties, as it is further away than
the proposed dwellings, wider views towards the sea are possible from these dwellings
either side of the clubhouse building. Views would still be possible to the side of the new
dwellings however they would be more restricted. 252 Ferry Road is a single-storey
property and therefore does not currently benefit from a first-floor balcony or windows
facing towards the sea.

The proposed new dwellings have been designed as 'upside-down' houses with the main
living accommodation being provided at first floor level to make the most of the coastal
views. The Plots orientated west-east with a relatively deep plan form. As they have a
relatively deep plan, there are some windows proposed on the side elevations of the first
floors. As the properties are designed to make the most of the coastal outlook, views
would be directed east towards the sea. The properties also all feature balconies which
mainly face out towards the coast. There would, however, inevitably be a degree of mutual
overlooking from these raised areas however this to be expected in a development with
the emphasis being on the ability to achieve sea views. Many of the existing properties on
Cliff Road have balconies on their front elevations in full public view and these, therefore,
do not provide a level of privacy that might otherwise be expected. Often, balconies have
screens to direct views in one particular direction. It was considered whether this would be
appropriate in this case and it was considered that it would not be necessary to require this
given the public and open nature of their immediate setting with the golf course to the
east of Plots 4 and 5 and the car park to the east of Plots 1-3. The design and layout of the
properties will be available for any prospective purchasers to view and therefore it would
be possible to consider whether the degree of overlooking between properties would be a
concern for them.

Events noise

There is also potential for nuisance coming from the number, frequency, duration and type
of events and functions held, and importantly how these events are managed. This is
currently an unknown quantity. The noise report implies that the club already holds
functions and therefore this is a continuation of that. However, the clubs improved
facilities and outlook are likely to make it a more popular venue and the split of club and
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function facilities are likely to provide more potential for holding functions, it is therefore
likely that the club and area will see an increase in the number of functions and events
held. This is not necessarily an issue but the assumptions of the noise report should be
treated cautiously and the club will need to pay careful attention to event management.
Should the Council receive complaints, there will be a duty to investigate. Should those
complaints be substantiated there will be an expectation that the club will cooperate in
resolving the matter and should be aware of the consequences of formal action should it
not.

The club has designed the function facilities in such a way that it can control noise
emissions as far as possible, for example it has given consideration to windows and doors
being only on the facade facing away from residential premises. Further considerations
could be such things as visiting entertainers (bands and DJ) only being able to use a club
sound system which can be controlled by the event manager and simple measures such as
closing windows and doors should it be necessary to do so during amplified music.

As the noise report has considered the matter of nuisance from functions and events (and
other club use) and reasonably concludes that it can be managed in such a way as to
prevent nuisance, no objections are raised as it is an unknown quantity and the nuisance
legislation exists to deal with any problem in future. It is for the club to manage events in
such a way as to prevent nuisance and the conclusions of the noise report although
reasonable are not a defence in so far as they are based on unknowns.

A condition will be imposed restricting hours of opening to 7.00am until midnight every
day (unless a temporary license is granted for special events, for example, New Year’s Eve).

The Council's Environmental Protection Team raise potential concerns regarding noise
from fixed plant or machinery and is concerned about possible odour. Controlling

conditions are therefore suggested in this respect.

CoastWatch mast

The application also proposes the re-siting of the existing Felixstowe CoastWatch mast and
enclosure to a location further south within the existing Clifflands car park. Planning
permission (DC/16/4470/FUL) was originally granted for the mast as it was considered that
it provided significant community benefit and would not have a detrimental visual impact.
The existing mast is located close to the boundary of the AONB and the proposed location
would be further away from this designation. The location of the mast is determined by
where it can be practically sited. It would not be located in close proximity to any
residential properties and although it would be visible from the carpark and from views
from Cliff Road, it is not a solid or dominant feature that would significantly detract from
its surroundings. It is therefore considered that this element of the proposal is acceptable.

Conclusion

The proposed application will deliver a replacement club house and introduce new built
development (5 dwellings) at the gateway into the Suffolk Coast & Heaths AONB. Although
the principle of the new housing development in this location is contrary to policy, the
scheme is considered acceptable in this case as an enabling development. It would provide
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a high quality, contemporary and innovative design which has been landscape led in
response to the high sensitivity of the receiving AONB/Heritage Coast landscape in which it
is being proposed. The scheme will deliver a number of positive benefits, including an
exceptional and unique enhanced leisure facility for Felixstowe, improved public facilities
for visitors including a café, public toilets, viewing platform and putting green as well as
landscape and biodiversity enhancements. The proposal can be delivered in a way, through
high quality design, the use of appropriate colour and materials and sensitive landscaping
that conserves and enhances the natural beauty of the AONB/Heritage Coast.

The application is therefore considered to be acceptable.

Recommendation

Approve subject to controlling conditions detailed below.

Conditions:

The development hereby permitted shall be begun not later than the expiration of three
years from the date of this permission.

Reason: This condition is imposed in accordance with Section 91 of the Town and Country
Planning Act 1990 (as amended).

The development hereby permitted shall be completed in all respects strictly in accordance
with Drawing Nos.

5353_PA102B, 106G, 107, 2011, 202H, 203A, 2108, 220B, 230B, 2408, 250, 300, 301B, 302A,
303, 3108, 3308, 3408, 350, 401, 402, 403, 404,

5353 PB

201934 02,

Design and Access Statement

Environmental Report

Transport Statement

Landscape and Visual Appraisal

Flood Risk Assessment

Coastal Erosion Vulnerability Assessment

Bat Roost Survey

Ecological Appraisal and Bat Scoping Survey

Business Plan and Viability Statement

Noise Assessment

Tree Survey Report

Archaeological and Heritage Assessment

Planning Statement

Needs Statement

Landscape Masterplan

Statement of Community Involvement

All received 24 December 2019

5353 PA 200 received 30 January 2020

Coastal Erosion Vulnerability Assessment Revision C received 7 February 2020
Report Number 4664,EC/SHRA/JB,RF,KL/05-03-20/V3 dated 5 March 2020



Drawing nos. 5353 _PA_103R and _104J received 13 March 2020

5353 PA_209A received 15 April 2020

5353 PA_0O05A received 16 April 2020

for which permission is hereby granted or which are subsequently submitted to and
approved by the Local Planning Authority and in compliance with any conditions imposed by
the Local Planning Authority.

Reason: For the avoidance of doubt as to what has been considered and approved.

The materials and finishes shall be as indicated within the submitted application and
thereafter retained as such, unless otherwise agreed in writing with the local planning
authority.

Reason: To ensure the satisfactory appearance of the development in the interests of visual
amenity.

Prior to commencement of construction on the roof of the clubhouse hereby permitted,
details of the construction of the roof including eaves and verges details and planting shall
be submitted to and approved in writing by the local planning authority. Only the approved
scheme shall be constructed.

Reason: In order to fully understand the construction and appearance of the roof. This detail
was not included in the application.

Prior to occupation of the fifth dwelling hereby permitted, the café, public toilets, putting
green and viewing platform shall be completed in their entirety and be made available for
use.

Reason: In order to ensure that the public benefits of the scheme are provided in a timely
manner.

Prior to construction of the fourth dwelling hereby permitted above slab level, an Operating
Scheme detailing the opening hours of the café, public toilets, putting green and viewing
platform shall be submitted to and approved by the local planning authority. The Operating
Scheme shall include details of the minimum opening hours of the public facilities and shall
be effective from prior to the occupation of the fifth dwelling hereby permitted. The opening
hours set out in the agreed Operating Scheme shall thereafter be adhered to.

Reason: In order to ensure that the public benefits of the scheme are provided and made
available.

Prior to demolition of the existing clubhouse building, a record of the building, to Historic
England's Level 2 Recording standard, shall be undertaken. This record shall be submitted to
the Suffolk County Council Historic Environment Record with confirmation to be provided to
the local planning authority that this has happened prior to the completion of the project's
construction. (The phasing plan and historic photograph included in the submitted Heritage
Statement should also be included for submission to the HER as they provide valuable
analysis and a useful visual record.)

Reason: In order that this historical building can be properly recorded to assist in historical
understanding.

No development above slab level shall commence until details of a hard and soft landscaping
scheme including boundary treatments should be submitted and approved, in writing, by the
Local Planning Authority. The soft landscaping plan should include plant species, number,
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location and sizes of the proposed planting. The plans should clearly show the position of
new fencing in relation to existing and proposed planting.
Reason - In the interest of visual amenity and the character and appearance of the area.

The approved landscaping scheme shall be implemented not later than the first planting
season following completion 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 5 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.

No development above slab level shall commence until details of a lighting strategy,
including a "lighting design strategy for biodiversity" for the development 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.

c) show that light spillage will be minimal and not adversely affect the character or
appearance of the AONB or Heritage Coast landscape.

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
and that light spillage into the landscape is minimised.

Development must be undertaken in accordance with the ecological avoidance, mitigation,
compensation and enhancement measures identified within the Preliminary Ecological
Appraisal (PEA) (Geosphere Environmental, December 2019), bat survey report (Geosphere
Environmental, September 2019) and Shadow Habitats Regulations Assessment by Geo
Environmental dated 5 March 2020

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

No removal of hedgerows, trees or shrubs or works to or demolition of buildings or
structures that may be used by breeding birds shall take place between 1st March and 31st
August inclusive, unless a competent ecologist has undertaken a careful, detailed check of
vegetation for active birds' nests immediately before the vegetation is cleared and provided
written confirmation that no birds will be harmed and/or that there are appropriate
measures in place to protect nesting bird interest on site. Any such written confirmation
should be submitted to the local planning authority.

Reason: To ensure that nesting birds are protected.
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No development, demolition, site clearance (including clearance of vegetation) or earth
moving shall take place, or material or machinery be brought onto the site, until a plan
detailing Reasonable Avoidance Measures (RAMS) for how ecological receptors (particularly
protected and UK Priority species (under Section 41 of the Natural Environment and Rural
Communities (NERC) Act (2006))) will be protected during site clearance has been submitted
to and approved in writing by the local planning authority. All site clearance (including
clearance of vegetation) shall be undertaken in accordance with the approved plan.

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

Prior to commencement of development above slab level, an Ecological Enhancement
Strategy, addressing how ecological enhancements will be achieved on site, shall be
submitted to and approved in writing by the local planning authority. All enhancements as
agreed in the Strategy shall be incorporated into the scheme prior to use of the clubhouse
and shall be retained in their approved form thereafter.

Reason: To ensure that the development delivers ecological enhancements.

As stated in the Noise Assessment by Sharps Redmore dated 16th December 2019, the new
residential properties shall be constructed in accordance with the noise insulation
requirements of BS8233:2014. The internal and external noise levels must achieve standards
as per BS8233:2014 and listed below:

- Daytime noise levels for indoor living spaces of 35dB LAeq 16 hour (between the hours of
07:00 - 23:00 hours)

- Daytime noise levels for outdoor areas; garden and amenity space of 50dB LAeq 16 hour
(between the hours of 07:00 - 23:00 hours)

- Night-time noise levels for bedrooms of 30dB LAeq and 45 dB LAmax 8 hour (between the
hours of 23:00 - 07:00 hours)

Reason: To ensure that the new residential dwellings will benefit from an appropriate level
of residential amenity with respect to noise.

Prior to the installation of any fixed plant or machinery (e.g. heat pumps, compressors,
extractor systems, fans, pumps, air conditioning plant or refrigeration plant), a noise
assessment should be submitted to include all proposed plant and machinery and be based
on BS4142:2014. A rating level (LAeq) of at least 5dB below the typical background (LA90)
should be achieved. Where the rating level cannot be achieved, the noise mitigation
measures considered should be explained and the achievable noise level should be
identified and justified. Only the approved plant and/or machinery shall be installed along
with any mitigation as necessary and be retained in its approved form thereafter.

Reason: To ensure that noise from fixed plant or machinery does not result in unacceptable
levels of noise for neighbouring residents.

All extract ventilation shall be vented via a filtered system, capable of preventing cooking
odours, fumes, grease, dust, smoke and droplets from escaping the premises. Before the
installation of such a system, details shall be submitted to the Local Planning Authority. Only
the approved scheme shall be installed at the premises, be fully functional prior to the first
operation of the business and be retained thereafter.

Reason: In order that the residential amenity of neighbouring residents is not adversely
affected.
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With the exception of the six holiday letting rooms, the clubhouse building shall only be
open to the public between 07:00 and 00:00 with the exception of six nights in any calendar
year when the clubhouse can be open to the public until 01:00 only in accordance with the
relevant event license.

Reason: In order to control the impact of the use on neighbouring residents' amenity.

Prior to the commencement of development, a Construction Management Plan shall be
submitted to, and approved by, the Local Planning Authority. This should contain
information on how noise, dust, and light will be controlled. The approved scheme shall be
implemented in full throughout the duration of the construction phase.

Reason: In order to reduce nuisance to the occupiers of neighbouring properties.

No development (including any construction, demolition, site clearance or removal of
underground tanks and relic structures) approved by this planning permission, shall take
place until a site investigation consisting of the following components has been submitted
to, and approved in writing by, the local planning authority:

a) As deemed necessary following the desk study, site reconnaissance and intrusive
investigation,

Further intrusive investigation including:

- the locations and nature of sampling points (including logs with descriptions of the
materials

encountered) and justification for the sampling strategy;

- an explanation and justification for the analytical strategy;

- a revised conceptual site model; and

- a revised assessment of the risks posed from contamination at the site to relevant
receptors, including:

human health, ground waters, surface waters, ecological systems and property (both
existing and

proposed).

All site investigations must be undertaken by a competent person and conform with current
guidance and best practice, including: BS 10175:2011+A1:2013 and CLR11.

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.

No development (including any construction, demolition, site clearance or removal of
underground tanks and relic structures) approved by this planning permission, shall take
place until a detailed remediation method statement (RMS) has been submitted to, and
approved in writing by, the LPA. The RMS must include, but is not limited to:

- details of all works to be undertaken including proposed methodologies, drawings and
plans, materials, specifications and site management procedures;

- an explanation, including justification, for the selection of the proposed remediation
methodology(ies);

- proposed remediation objectives and remediation criteria; and

- proposals for validating the remediation and, where appropriate, for future maintenance
and monitoring.

The RMS must be prepared by a competent person and conform to current guidance and
best practice, including CLR11.
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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.

Prior to any occupation or use of the approved development the RMS approved under
condition 21 must be completed in its entirety. The LPA must be given two weeks written
notification prior to the commencement of the remedial works.

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.

A validation report must be submitted to and approved in writing by the LPA prior to any
occupation or use of the approved development. The validation report must include, but is
not limited to:

- results of sampling and monitoring carried out to demonstrate that the site remediation
criteria have been met;

- evidence that any RMS approved in pursuance of conditions appended to this consent has
been carried out competently, effectively and in its entirety; and

- evidence that remediation has been effective and that, as a minimum, the site will not
qualify as

contaminated land as defined by Part 2A of the Environmental Protection Act 1990.
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.

- details of all works to be undertaken including proposed methodologies, drawings and
plans, materials, specifications and site management procedures;

- an explanation, including justification, for the selection of the proposed remediation
methodology(ies);

- proposed remediation objectives and remediation criteria; and

- proposals for validating the remediation and, where appropriate, for future maintenance
and

monitoring.

The RMS must be prepared by a competent person and conform to current guidance and
best practice, including CLR11.

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.

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.

Unless agreed in writing by the LPA 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
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risk assessment must be undertaken by competent persons and conform with prevailing
guidance (including BS 10175:2011+A1:2013 and CLR11) 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.

The strategy for the disposal of surface water and the Flood Risk Assessment (FRA) (dated
18/12/2019, ref: 1906-360 Rev A) shall be implemented as approved in writing by the local
planning authority. The strategy shall thereafter be managed and maintained in
accordance with the approved strategy.

Reason: To ensure that the principles of sustainable drainage are incorporated into this
proposal, to ensure that the proposed development can be adequately drained.

The development hereby permitted shall not be occupied until details of all Sustainable
Drainage System components and piped networks have been submitted, in an approved
form, to and approved in writing by the Local Planning Authority for inclusion on the Lead
Local Flood Authority's Flood Risk Asset Register.

Reason: To ensure that the Sustainable Drainage System has been implemented as
permitted and that all flood risk assets and their owners are recorded onto the LLFA's
statutory flood risk asset register as per s21 of the Flood and Water Management Act 2010
in order to enable the proper management of flood risk with the county of Suffolk.

Drainage shall be by pumped system discharging to the manhole identified on page 21 of
part 2 of the FRA/Drainage Strategy
Reason: In order to ensure that there is an appropriate method of drainage on site.

Prior to occupation of the fifth dwelling hereby permitted, the existing golf clubhouse and
pro-shop building shall be demolished. All material from the demolition shall be removed
from site and disposed of at an appropriate location.

Reason: In order to achieve a properly planned development in the interest of protecting
and enhancing the landscape.

No development shall take place (including demolition, ground works, vegetation clearance)
until a construction environmental management plan (CEMP: Biodiversity) has been
submitted to and approved in writing by the local planning authority. The CEMP
(Biodiversity) shall include the following:

a) Risk assessment of potentially damaging construction activities.

b) Identification of "biodiversity protection zones".
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c) Practical measures (both physical measures and sensitive working practices) to avoid or
reduce impacts during construction (may be provided as a set of method statements).
d) The location and timing of sensitive works to avoid harm to biodiversity features.

e) The times during construction when specialist ecologists need to be present on site to
oversee works.

f) Responsible persons and lines of communication.

g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person.

h) Use of protective fences, exclusion barriers and warning signs.

The approved CEMP (Biodiversity) shall be adhered to and implemented throughout the
construction period strictly in accordance with the approved details, unless otherwise
agreed in writing by the local planning authority.

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

Prior to first use, the visitor signage in relation to the Deben Estuary, as detailed in the
Shadow Habitats Regulations Assessment (sHRA) report (Geosphere Environmental, March
2020), shall be installed. The content of the signage will be approved in writing by the local
planning authority prior to installation.

Reason: To ensure that increased recreational disturbance impacts on the Deben Estuary
are adequately mitigated.

Prior to the occupation of the new residential dwellings, the new access to serve each
residential development should be laid out in accordance with SCC DM drawing number
DMO03 and located as shown on submitted drawing numbers PA_104 Rev J and 1906-36--
_005A. The approved accesses shall be laid out and constructed in its entirety prior to the
occupation of the property. Thereafter the accesses shall be retained in the approved form.
Reason: To ensure that the access is designed and constructed to an appropriate
specification and made available for use at an appropriate time in the interests of highway
safety.

The existing pedestrian crossing (to the east of plot 5) south side and the new access on the
north side of Ferry Road shall be upgraded and laid out in accordance with submitted
drawing numbers PA_104 Rev J and 1906-36--_005A. The approved crossing shall be
available for use prior to completion of the development. Thereafter the crossing shall be
retained in the approved form.

Reason: To ensure that the existing crossing is improved to an appropriate specification and
the new crossing is constructed to an appropriate specification and both are made available
for use at an appropriate time in the interests of highway safety.

Before any new access is first used ALL visibility splays shall be provided as shown on
submitted drawing numbers PA_104 Rev J and 1906-36--_005A (this includes pedestrian
crossing visibility splays) and thereafter all 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 over 0.6 metres high shall be erected, constructed,
planted or permitted to grow within the areas of the visibility splays.

Reason: To ensure vehicles exiting the drive would have sufficient visibility to enter the
public highway safely, and vehicles on the public highway would have sufficient warning of a
vehicle emerging to take avoiding action.
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The use shall not commence until the area within the site shown on submitted drawing
number PA_104 Rev J for the purposes of loading, unloading, manoeuvring and parking of
vehicles has been provided and thereafter that area shall be retained and used for no other
purposes.

Reason: To ensure that sufficient space for the on-site parking of vehicles is provided and
maintained in order to ensure the provision of adequate on-site space for the parking and
manoeuvring of vehicles where on-street parking and manoeuvring would be detrimental to
highway safety to users of the highway.

Prior to the creation of any new access hereby permitted, details shall be submitted to and
approved in writing by the Local Planning Authority showing the means to prevent the
discharge of surface water from the development onto the highway. The approved scheme
shall be carried out in its entirety before the access is first used and shall be retained
thereafter in its approved form.

Reason: To prevent hazards caused by flowing water or ice on the highway.

Prior to occupation of any of the dwellings hereby permitted, details of the areas to be
provided for storage of Refuse/Recycling bins shall be submitted to and approved in writing
by the Local Planning Authority. The approved scheme shall be carried out in its entirety
before the development is brought into use and shall be retained thereafter for no other
purpose.

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

Before the residential part of the development is occupied, a footway shall be provided in
accordance with footways shown on submitted drawing numbers PA_104 Rev J and 1906-
36--_005A details of which shall be submitted to and approved in writing by the Local
Planning Authority. The approved footway scheme shall be carried out in its entirety and
shall be retained thereafter in its approved form.

Reason: To provide a safe access to the site for pedestrians.

Before the residential part of the development is occupied a gateway entrance scheme shall
be submitted to and approved in writing by the Local Planning Authority. The approved
gateway entrance scheme shall be carried out in its entirety and shall be retained thereafter
in its approved form.

Reason: In the interests of highway safety

Informatives:

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

East Suffolk Council is a Community Infrastructure Levy (CIL) Charging Authority.



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

If your development is for the erection of a new building, annex or extension or the change
of use of a building over 100sqm in internal area or the creation of a new dwelling, holiday
let of any size or convenience retail , your development may be liable to pay CIL and you
must submit a CIL Form 2 (Assumption of Liability) and CIL Form 1 (CIL Questions) form as
soon as possible to CIL@eastsuffolk.gov.uk

A CIL commencement Notice (CIL Form 6) must be submitted at least 24 hours prior to the
commencement date. The consequences of not submitting CIL Forms can result in the loss
of payment by instalments, surcharges and other CIL enforcement action.

CIL forms can be downloaded direct from the planning portal:

https://www.planningportal.co.uk/info/200136/policy and legislation/70/community infra
structure levy/5

Guidance is viewable at: https://www.gov.uk/guidance/community-infrastructure-levy

The applicant is advised that the proposed development may require the naming of new
street(s) and numbering of properties/businesses within those streets and/or the
numbering of new properties/businesses within an existing street. This is only required with
the creation of a new dwelling or business premises. For details of the address charges
please see our website www.eastsuffolk.gov.uk/planning/street-naming-and-numbering or
email llpg@eastsuffolk.gov.uk

It is noted that the applicant intends to discharge surface water to a watercourse within the
IDD (directly or indirectly), with no other means of draining the site readily available or
discussed. The proposed development will require land drainage consent in line with the
Board's byelaws (specifically byelaw 3). Any consent granted will likely be conditional,
pending the payment of a Surface Water Development Contribution fee, calculated in line
with the Board's charging policy.

(https://www.wlma.org.uk/uploads/WMA_Table_of _Charges_and_Fees.pdf).

Whilst the consenting process as set out under the Land Drainage Act 1991 and the
aforementioned Byelaws are separate from planning, the ability to implement a planning
permission may be dependent on the granting of these consents. As such it is strongly
recommended that the required consent is sought prior to determination of the planning
application.

Suffolk Fire and Rescue Service recommends that proper consideration be given to the
potential life safety, economic, environmental and social benefits derived from the provision
of an automatic fire sprinkler system.

Consultation should be made with the Water Authorities to determine flow rates in all
cases.

Suffolk Fire and Rescue Service currently has a fire hydrant located at one of the entrances
to this site. Please ensure that this is identified and protected whilst the work is being


https://www.planningportal.co.uk/info/200136/policy_and_legislation/70/community_infrastructure_levy/5
https://www.planningportal.co.uk/info/200136/policy_and_legislation/70/community_infrastructure_levy/5
https://www.gov.uk/guidance/community-infrastructure-levy
mailto:llpg@eastsuffolk.gov.uk

carried out and is easily accessible for inspection and work after the build is complete.
Failure to protect the fire hydrant could incur repair or replacement costs.

Background information

See application reference DC/19/5049/FUL at https://publicaccess.eastsuffolk.gov.uk/online-
applications/applicationDetails.do?activeTab=summary&keyVal=Q30MJ1QXGSDO0



https://publicaccess.eastsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=Q30MJ1QXGSD00
https://publicaccess.eastsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=Q30MJ1QXGSD00
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