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Background: 

The application is a major development and was referred to Development 
Control Committee at the request of the previous Ward Member. 

St Edmundsbury Borough Council’s Development Control Committee 
considered the application on 28 March 2019 and deferred it to enable 
further consideration of the issues raised by Members surrounding the 
scale, design and mass of the building, its impact on amenity and the 
inclusion of retail units and a 24 hour gym. The recommendation is of 
APPROVAL.

A further site visit is proposed for Monday 2 September 2019.

Proposal: 
1. The application seeks the almost entire demolition of the existing vacant 

shopping centre and its replacement on largely the same footprint with a four 
storey building. This will contain three ground floor commercial units, 
comprising two retail units (Class A1) and one gym to be open 24 hours a day 
(Class D2). 48 residential flats are to be constructed on the first, second and 
third floors surrounding an open green courtyard. The proposed residential 
mix is set out below:
9 x one-bed
25 x two-bed 
14 x three- bed units.

2. The proposals include 48 parking spaces within the site boundary, including 
four disabled spaces and provision for electric charging points. Car parking is 
located to the rear of the proposed building comprising 24 spaces internally 
and an external car park area providing 24 spaces, 16 motorcycle parking 
spaces and bicycle storage. Access to the car park is from Well Street to the 
east with egress on Short Brackland to the west. Cycle parking for the 
residential units (168 cycle spaces) is proposed in storage units located at the 
first, second and third floor levels.

3. The scheme has been amended since first submission as follows:
 Confirmation of inclusion of affordable units
 Removal of public toilets
 Window and balcony design amended 
 Elevational treatments amended – revised use of brick and render
 Amendments to frontage detailing – windows/Cornhill sign/shopfronts
 Removed shopfront from Well Street elevation
 Introduction of loading bay
 Enclosure of bin stores
 Parking arrangements
 Ramp to car park removed as well as barrier
 Third floor units including balconies pulled back from edges
 Reduction/removal of third floor balconies
 Lowered roof parapet and replaced with opaque glass balustrade
 Removal of western corner turret
 Removal of parking space outside no. 8 Well Street and its 

replacement with cycle storage
 Reduction in units from 49 to 48

Since the last committee meeting in March the following amendments have 



been submitted:
 Removal of internal balconies and their replacement with sash 

windows to Well Street elevation 
 Removal of balconies to rear elevation
 Set back of part of building frontage and consequential reduction in 

unit 1 floor space and change to size of apartments 
 Staff cycle parking included within units
 Submission of delivery management plan
 Removal of overhanging canopies / change doorways to inward 

opening 
 Submission of a massing plan and relative heights section drawing

Application Supporting Material:
4. Existing and proposed plans including demolition plans

Planning Statement
Design and Access Statement
Ecology report
Daylight/sunlight Assessment
Transport Assessment and travel plan
Heritage Statement
Energy Statement
Land Contamination Assessment
Noise impact assessment
Archaeological Assessment
Statement of Community Involvement
Viability Assessment
Visuals
Massing plan
Section drawing

Site Details:
5. The application site measures approximately 3841sq.m. To the south, Cornhill 

Walk Shopping Centre is accessed from the pedestrianised Brentgovel Street 
and Cornhill that links it to Butter Market, at a distance of approximately 26 
metres from Grade I listed Moyses Hall. To the East the site borders Georgian 
terraced dwellings, many of which are listed, on Well Street. To the west, the 
site looks onto largely commercial properties on Short Brackland. The service 
area and parking to the rear of the site is adjacent to the rear garden and 
flank walls of residential properties on Short Brackland and Well Street.

6. The site is located to the north of the town centre within the Town Centre 
boundary, Primary Shopping Area and Conservation Area as identified in St 
Edmundsbury Borough Council Local Plan 2015. The majority of the site area 
is located in the ‘Town Centre’ character area of the Bury St Edmunds 
Conservation Area, however a small section to the north of the site, including 
the rear servicing area, is located in the ‘Victorian Expansion’ character area.

7. In 1937 The Odeon Cinema opened on the site, designed in an Art Deco style 
the building was listed and then de-listed in 1981. The building was 
demolished in 1983 and replaced by Cornhill Walk Shopping Centre in 1986. 
This building contained 11 retail units on the ground floor with storage above 
and has been largely vacant since 2014 and permanently closed since 2017. 
The shopping centre was serviced by a vehicular servicing area located at the 
rear of the site, accessed from Well Street to the east and Short Brackland to 
the west. No visitor car parking spaces were provided for the shopping centre 



within the site boundary.

8. The site is located in Flood Zone 1 which is defined as land with less than a 1 
in 1,000 annual probability of river or sea flooding.

Planning History:
9.

Reference Proposal Status Decision 
Date 

E/88/2618/P Alterations and conversion 
of existing retail unit into a 
shopping mall with 13 
units on ground floor and 
restaurant on first floor as
amended by plans 
received on 15th July, 3rd 
August and 5th August 
1988

Approved August 1988 

E/90/1911/P Change of use of second 
floor of building to uses 
B1, A2 and B8

Approved June 1990 

E/94/1058/P Alterations to ground floor 
elevation on St. Andrews 
Street frontage as 
amended by (i) letter 
received 8th March 1994 
deleting
alterations to glazed 
aperture at first and 
second floor level’

Approved April 1994 

E/94/2296/P Alterations to Cornhill and 
St. Andrews Street ground 
floor elevations including 
insertion of replacement 
shopfront as qualified by 
letter received 25th 
August 1994 relating to 
external finishes

Approved September 
1994

SE/09/1411 Temporary change of use 
from retail (Class A1) to 
art gallery with 
education/workshop
space (Class D1)

Approved October 2011 

Consultations:

10.Conservation Officer (8/2/19) - Supports amended plans subject to the 
inclusion of conditions to agree details of materials, surface finishes, 
brickwork, windows, minor additions.

(24/7/19) – Welcomes changes to the windows on the elevation facing Well 
Street. Remains in support of the plans with the recommended conditions.

11.Historic England (4/1/19) – Supports the principle of redevelopment and 



consider that overall it will represent an enhancement over the existing 
condition of the site. However, they have concerns regarding the Eastern 
elevation and the combination of perforated metal grills and traditional sash 
windows.

(25/7/19) - Pleased that the amended plans have taken account of previous 
consultation response regarding the rationalisation of the fenestration. Overall, 
consider that the proposed development would represent an enhancement to 
the conservation area. 

12.Highways Authority (24/12/18) - Parking required for A1 and D2 use, 
Reduction in residential parking standards is acceptable in principle subject 
to travel plan, how will these be allocated?
Cycle storage is good, although part of 2nd floor is not served where will their 
provision be?
No ground floor cycle provision for staff
How will waste be stored/collected? Waste management plan needed
Are barriers intended? Ability to manoeuvre out of front spaces questioned 
How will deliveries for residents happen?
Queries over land ownership/swap (Officer note: This is outside of the scope 
of Planning and the applicant and Highway Authority are working to ensure 
both parties are satisfied in this regard)

(12/3/19) – Satisfied with 1 car parking space per unit without inclusion of 
car club space as this meets other developments in the town centre.
Not satisfied with lack of parking to serve the gym, although mitigation in   
the form of car park permits, travel plan, incentives etc may assist in 
avoiding on street parking.

13.Planning Policy (20/7/18) - The proposed redevelopment of Cornhill Walk is 
welcomed. Given the site’s location within the Primary Shopping Area, a mix 
of uses with a predominance of retail uses on the ground floor, with an active 
shop frontage and residential uses on upper floors would be supported. 
However, the proposals for a gym fails to fully comply with policy DM35. 
Overall, proposals as they stand will result in a net loss of retail floorspace 
which is seen as a missed opportunity given the prime location of the site and 
opportunity it presents in addressing the identified future needs. This should 
be balanced by the fact in qualitative terms it gives rise to opportunity to 
provide large ground retail floorspace units which are more appealing to 
occupiers.

(5/8/19 verbally) - Confirmed need for retail units on this site and the 
importance of the Primary shopping area designation.

14.Environment Team (11/5/18) - No objection subject to the standard land 
contamination condition and electric vehicle charge point condition being 
attached should permission be granted

15.Natural England (3/1/19) - The application is not likely to result in significant 
impacts on statutory designated nature conservation sites or landscapes.

16.Public Health and Housing (8/1/19) – No objections subject to conditions 
regarding noise from mechanical plant, noise from gym use and deliveries.

17.Strategic Housing (17/5/18) – Object to lack of affordable housing which 



conflicts with policy CS5.  

(13/3/19) – Objection removed. Strategic Housing would be looking to secure 
6.3 affordable dwellings on site in the following format:

Affordable Rent (5 dwellings)
4 x 1 bed apartment (minimum 50sq.m)
1 x 2 bed apartment (minimum 70sq.m)

Intermediate (1 dwelling)
1 x 2 bed apartment (minimum 70sq.m) Although it is noted that a 
registered provider may be reluctant to take on 1 shared ownership dwelling 
within the building and as such it may be preferable to have 6 units at 
affordable rent.

With a commuted sum of £49,200.

18.County Archaeologist (30/5/18) - No objection subject to conditions to secure 
archaeological investigation and completion of the post investigation 
assessment.

19.Suffolk County Council Flood and Water Engineer (4/1/19) - No objections

20.Development Contributions manager (20/12/18) - Confirmed that original 
response on 20/12/18 still applies. 
 No objection subject to s106 to secure the following:

a. Education - £73,086
b. Pre-school - £41,665
c. Libraries - £784

21.Anglian Water (14/5/18) - No objections subject to submission and approval 
of a surface water drainage strategy.

22.Environment Agency (9/5/18) - The site is considered to be of high sensitivity 
and could present potential pollutant/contaminant linkages to controlled 
waters. However, subject to the inclusion of planning conditions planning 
permission could be granted. 

23.Economic Development (5/8/19 verbally) – Support. Confirmed that the retail 
market in Bury Town Centre is buoyant and local landlords are keen for 
Cornhill Walk to be redeveloped. 

Representations:

24.Bury Town Council (26/4/18) - No objection based on information received 
subject to Conservation Area issues and Article 4 issues.

25.(10/1/19) - The Town Council objects to the proposal on grounds of:
 Overlooking/overshadowing adjacent properties
 It being contrary to Policy BV25 of Vision 2031 "The council will seek to 

preserve or enhance the townscape and landscape setting of the Bury St 
Edmunds Town Centre Conservation Area"

(25/7/19) – Repeats objection on the grounds of poor design, over 
development, over shadowing, loss of outlook, highways issues, lack of 



parking and suggests that, in accordance with paragraph 7.13 of the Joint 
Development Management Policies document (Feb 2015), the Council should 
examine the level and extent of A1 uses in order to balance the retail vitality 
and viability.

26.Suffolk Preservation Society (18/5/18) summarised :
 Welcomes the redevelopment of this key site
 Concerns regarding scale, design and visual impacts upon Conservation 

Area and listed buildings
 Plans are materially larger than existing, including height and footprint 

– unwelcome given modest scale of Well Street
 Privacy and overlooking issues – use of louvres and obscure glazing is 

unacceptable
 East elevation lacks coherent design quality
 Presence of shopfronts on East and West elevations has an 

unacceptable impact on residential amenity
 Disappointed by faux Georgian façade which creates an unacceptable 

impact on Moyses Hall
 Much higher quality contemporary design needed for whole building
 Parapet on South elevation is too high and prominent – lettering too 

large
 Domestic paraphernalia on roof terraces will be visible from 

Buttermarket
 North elevation increased in bulk, lacks in architectural merit and will 

create overlooking issues
 Internal layouts are mean, inadequate amenity space

(7/1/19) - Apart from minor elevational changes the scheme is not materially 
different therefore, original comments apply.

(15/7/19) – Welcome continued improvements to the East and North 
elevations but disappointed that the scheme has not materially changed. 
Reiterate original concerns regarding scale, bulk and style and its impact on 
heritage assets. 

27.Bury Society (4/1/19) summarised:
 Concerns regarding scale and impact on local community
 Questions long term viability of large retail units
 Design does not reflect local context
 Alternative outline sketch submitted – reduces retail to 4 boutique 

shops with apartments grouped around central parking court and 
limited to 3 floors in height.

(14/7/19) - No dialogue has taken place with the community. Views remain 
as previously submitted. 

28.19 representations were received from local residents in addition to a 
representation from the Well Street Association, to the original plans making 
the following summarised comments:

 Changes since public consultations are welcomed
 Overdevelopment - taller than existing, overpowers surrounding 

houses
 Design is not sympathetic to the Conservation Area or adjacent listed 

buildings - out of keeping with the character of the area



 Concern over appearance of louvres and obscure glazing to Well 
Street elevation

 Shopfront to Well Street is unnecessary & will create noise, light and 
disturbance degrading Well Street as a heritage asset

 Inadequate parking provision in an oversubscribed area of town
 Increase in traffic inc. HGV’s - weight limit on Short Brackland and 

Orchard Street is not well signposted
 Potential for development to damage adjacent listed buildings 

(windows/cellars)
 Roads are narrow and cannot accommodate additional traffic
 Surrounding junctions should be improved to cope with traffic
 Suggest deliveries occur on Brentgovel Street - need to control hours 

Suggests removal of ramp to car park - noise/headlights
 Greater incentives needed to reduce car usage
 Concern as to availability of parking permits to new residents - 

request to extend permit parking regulations
 How will noise from development affect Well Street residents 
 Noise - from gym (hours of use), car park, general activity, air 

conditioning Lack of privacy - balconies, windows and roof gardens 
will provide overlooking

 Disturbance from construction - hours, noise, dust, vibration, parking 
for workers,

 Loss of amenity to adjacent no.8 - overshadowing, intrusion, too 
many windows

 Viability of large retail units is questioned
 Noise, smell, vermin to bins
 Question need for public toilet - potential for antisocial behaviour
 Inadequate drainage - concerns over water pressure - need for 

protection of drains during construction
 Impact of development on holiday let in Well Street

29.Since receipt of amended plans in January 14 further representations, 
including from the Well Street Association, were received, the above issues 
remained with the following additional comments made:  

 The northern end of Eastern elevation (Well Street) is not 
sympathetic, Inconsistent window design

 Proposed metal screens are an improvement but final design needs 
conditioning

 Concern over introduction of loading bay - ability to negotiate Short 
Brackland 

 Request for contributions towards parking enforcement and barriers, 
Restrictions needed for delivery and bin collection times

 Questions desire for this type of accommodation given number of 
similar approvals

30.Following the last committee meeting in March and receipt of further amended 
plans, 82 additional representations have been received, including from the 
Well Street Association and the Nelson Road Residents Association which 
repeat the above concerns as well as the following: 

 Removal of balconies and replacement of those with sash windows on the 
elevation facing Well Street are welcomed

 Overall only minor changes and not the substantive changes requested at 
the last committee meeting 

 Queries over massing plan



 Air pollution will worsen
 Roofline should be pitched
 Evolution of site shows huge increase in footprint when Cornhill Walk was 

built, this proposal represents a further increase
 Queries over transport assessment – incorrectly calculated

Policy: 
31.On 1 April 2019 Forest Heath District Council and St Edmundsbury Borough 

Council were replaced by a single Authority, West Suffolk Council. The 
development plans for the previous local planning authorities were carried 
forward to the new Council by Regulation. The Development Plans remain in 
place for the new West Suffolk Council and, with the exception of the Joint 
Development Management Policies document (which had been adopted by 
both Councils), set out policies for defined geographical areas within the new 
authority. It is therefore necessary to determine this application with 
reference to policies set out in the plans produced by the now dissolved St 
Edmundsbury Borough Council.

32.The following policies of the Joint Development Management Policies 
Document, the St Edmundsbury Core Strategy 2010 & Vision 2031 Documents 
have been taken into account in the consideration of this application:

St Edmundsbury Core Strategy December 2010
 Policy CS2 (Sustainable Development)
 Policy CS3 (Design and Local Distinctiveness)
 Policy CS4 (Settlement Hierarchy)
 Policy CS5 (Affordable Housing)
 Policy CS9 (Employment and the Local Economy)
 Policy CS10 (Retail, Leisure, Cultural and Office Provision)
 Policy CS11 (Bury St Edmunds Strategic Growth)
 Policy CS14 (Community Infrastructure and Tariffs)

Joint Development Management Policies 2015
 Policy DM1 (Presumption in favour of sustainable development)
 Policy DM2 (Design and local distinctiveness)
 Policy DM6 (Flooding and sustainable drainage)
 Policy DM7 (Sustainable design and construction)
 Policy DM11 (Protected Species)
 Policy DM14 (Protecting and Enhancing Natural Resources, Minimising 

Pollution and Safeguarding from Hazards)
 Policy DM15 (Listed buildings)
 Policy DM17 (Conservation Areas)
 Policy DM20 (Archaeology)
 Policy DM22 (Residential design)
 Policy DM35 (Proposals for main town centre uses)
 Policy DM38 (Shop fronts and advertisements)
 Policy DM45 (Transport assessments and travel plans)
 Policy DM46 (Parking Standards)

Bury Vision 2031:
 Policy BV1 (Presumption in Favour of Sustainable development)
 Policy BV2 (Housing development within Bury)
 Policy BV25 (Conserving the Setting and Views from The Historic Core)
 Policy BV27 (Bury St Edmunds Town Centre Masterplan)



Other Planning Policy:

33.National Planning Policy Framework (2019)

34.National Planning Practice Guidance 

35.Bury St. Edmunds Town Centre Master plan

36.Forest Heath District Council and St Edmundsbury Borough Council Joint 
Affordable Housing Supplementary Planning Document (2013)

37.The NPPF was revised in February 2019 and is a material consideration in 
decision making from the day of its publication. Paragraph 213 is clear 
however that existing policies should not be considered out-of-date simply 
because they were adopted or made prior to the publication of the revised 
NPPF. Due weight should be given to them according to their degree of 
consistency with the Framework; the closer the policies in the plan to the 
policies in the Framework, the greater weight that may be given. The Policies 
set out within the Joint Development Management Policies have been 
assessed in detail and are considered sufficiently aligned with the provisions 
of the 2019 NPPF that full weight can be attached to them in the decision 
making process.

Officer Comment:

38.The issues to be considered in the determination of the application are:
 Principle of Development
 Layout and Design
 Heritage Impacts
 Impact on Residential Amenity
 Highway Matters
 Ecology
 Drainage
 Section 106 Contributions and Affordable Housing

Principle of Development

39.Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 
that applications are determined in accordance with the Development Plan 
unless material considerations indicate otherwise. The St Edmundsbury 
Development Plan comprises the policies set out in the Joint Development 
Management Policies Document (2015), the Core Strategy Development Plan 
Document (2010) and the three Vision 2031 Area Action Plans. National 
planning policies set out in the National Planning Policy Framework (NPPF) 
(2019) and the presumption in favour of sustainable development contained 
at its heart are also a key material consideration.

40.The application site is located within the housing settlement boundary of Bury 
St. Edmunds, the largest town within St Edmundsbury Borough where Core 
Strategy Policies CS1 and CS4 focus large scale growth. Furthermore, Policy 
BV2 of the Bury Vision 2031 (2014) allows for new residential development 
within the settlement boundary. The last use of the site was as a shopping 
centre which has an A1 retail use class, however, the site is not allocated for 
any specific land use and the principle of the redevelopment of the site for a 
mixed commercial and residential use is considered to be in accordance with 



these policies.

41.Consideration has also been given to the Bury St Edmunds Town Centre 
Masterplan which was adopted in December 2017. The site is located within 
‘the northern gateway’, albeit better relates to ‘Cornhill, Buttermarket and Arc’ 
which it abuts. The Northern Gateway has a mixed character contrasting with 
the residential character closer to the heart of the town centre. One of the 
identified priorities is to improve the image and character of this part of the 
town, making it a more attractive and welcoming gateway for Bury St 
Edmunds, as well as ‘introducing new uses that will better front onto streets 
and spaces and create a more active, attractive and safer environment’. 
Cornhill, Buttermarket and Arc seeks to ensure that the market retains its 
place as the key activity within this area of the town centre. It is considered 
that the redevelopment of this site would not otherwise conflict, and may in 
fact notably support these priorities, noting the utilitarian appearance of the 
site at present and the potential for the site’s regeneration to significantly 
improve this gateway into the town as well as improving activity and footfall 
in this area of the town centre.

42.Planning policy officers have expressed concern at the reduction in retail floor 
space which has reduced from 2,233 sqm to 1,541sqm, a loss of 
approximately 30% and given the position of the site within the Primary 
Shopping Area this conflicts with its aims. 

43.The Town Council refer to paragraph 7.13 of the Joint Development 
Management Policies Document in their objection and this states that ‘town 
centres will be assessed as part of the monitoring process for the preparation 
of plans, which may result in the Town Centre and Primary Shopping Area 
designations being changed. Work undertaken as part of each councils latest 
retail study work will also examine what level and extent of A1 uses should 
be maintained within each Primary Shopping Area in order to maintain the 
balance of retail vitality and viability.’

44.The site is identified in the Retail and Leisure Study 2016 as an area of 
opportunity for redevelopment to replace the dated and enclosed layout which 
is now vacant. The study suggests that redevelopment could provide larger 
format units, such as 2-3 units, with street frontage at ground floor suitable 
for A1 or A3 uses. The proposal for 2 retail units therefore meets this 
aspiration for the site and accords with the paragraph quoted above. 

45. Concerns are raised to the D2 gym use given that adjacent uses are non A1 
and as such, may conflict with the provisions of policy DM35 which seeks to 
prevent three adjoining non A1 uses. However, given that a D2 use is an 
acceptable town centre use under this policy and will contribute to a range of 
uses within this area the impact this will have on the vitality and viability of 
the area is considered negligible. 

46.The introduction of larger retail units, whilst welcomed from a policy 
perspective have caused objection from local residents concerned that there 
are already available units within the town centre and whether in the long 
term these are viable. Economic Development are in support of the scheme 
to provide commercial use on the ground floor, they remain confident that the 
market in Bury is buoyant and that there is demand for units within the town 
centre. Whilst residents refer to specific vacant buildings within the town there 
are generally reasons why they are empty e.g. Plans are underway for re-use, 



rent is too high or leases are in place. Furthermore, many of the units within 
the town centre are listed which is often seen as a constraint to occupiers 
given the internal divisions and features which conflict with the practicalities 
of commercial use.

47.The applicant has tenants in place for the units ensuring they will be in filled 
and open after construction. Whilst it is not possible to guarantee these 
companies will remain on site indefinitely it does demonstrate the confidence 
these national brands have in Bury St. Edmunds. Reintroducing retail on this 
site will also encourage footfall in the area, which at present lacks a high 
number of visitors. 

48.Balancing these opinions it seems reasonable for the building to accommodate 
some commercial space given its town centre and primary shopping area 
location and the mix of uses (which already have tenants agreed) is likely to 
result in a more viable development.

49.The principle of the proposed development therefore, is an acceptable one. 
The acceptability or otherwise of the application therefore rests on the detail 
of the proposal as assessed against the relevant Development Plan policies 
and national planning guidance, taking into account relevant material planning 
considerations.

Layout and Design

50.Core Strategy Policy CS3 and Joint Development management policies DM2 
and DM22 requires all development to fully consider the context in which it 
sits, contribute to a sense of local distinctiveness and compliment the natural 
landscape and built form that surrounds it.  Chapter 12 (Achieving well-
designed places) of the NPPF stresses the importance the Government 
attaches to the design of the built environment, confirming good design as a 
key aspect of sustainable development (paragraph 124). The NPPF goes on to 
reinforce this in paragraph 127, stressing the importance of developments 
that function well and add to the overall quality of the area, that are visually 
attractive, sympathetic to local character and history and that establish or 
maintain a strong sense of place.

51.The Town Centre comprises a mix of commercial, retail, religious and 
residential uses which gives the area a varied character. The Town Centre is 
dominated by a large proportion of Listed Buildings which date from the late 
12th to early 19th century. The townscape is largely characterised by 
continuous building frontages, with properties built up to the pavement edge. 
Plot sizes and roof profiles are variable depending on age, with historic 
buildings frequently occupying smaller plot sizes with slim frontages, 
interspersed between larger commercial town centre buildings occupying 
larger plot sizes. Building heights vary between two and four storeys.

52.The site holds a prominent position within the town centre with views available 
across the market square and focused down Cornhill as well as from the 
surrounding predominantly residential streets. The building has been vacant 
for some time and consequently the site represents an opportunity for re-
development. Accordingly, the aspirations of the Town Centre Masterplan to 
provide mixed use developments within the town, utilising space above shops 
and including car parking, as well as supporting continued growth of the 
economy are relevant and the redevelopment of this site offers a significant 



opportunity. 

53.The application proposes a building that broadly follows the footprint of the 
existing building, although is taller in some areas, with the highest point of 
the existing building used as a benchmark. The proposed building height 
provides four storeys albeit the fourth floor is recessed and as such, will not 
be readily visible from adjacent dwellings given the traditional tight knit form 
of the streets. Notwithstanding this the building will appear taller in most 
views given the increase in vertical wall height where pitched and sloping roofs 
occur at present.

54.Whilst there are a number of timber framed buildings and Victorian terraces, 
the town is largely Georgian and as such, the appearance and detailing of the 
development is based on traditional Georgian dimension and design features. 
Elevations are articulated by projecting and recessing bays and windows with 
varied materials including brick and render which provide vertical emphasis 
and help to break up the massing of the building. All four facades have 
received different treatment, whilst keeping to the similar design language 
and horizontal guidelines. The front elevation (south) of the building which 
looks on to Butter Market has a traditional appearance incorporating the 
shopfronts and elaborate detailing such as stone window sills, flat gauged 
arches and the Cornhill Walk pediment. Whereas, the rear of the building 
(northern elevation) faces the service yard and the rear gardens of Well Street 
and Short Brackland and is designed in a more contemporary style with red 
brick and perforated metal screens. The side elevations represent a transition 
between the two and feature a mixture of render, brick and variations in 
fenestration.

55.The fenestration proposed has been amended since the original submission to 
better reflect its Georgian influences. Sash windows have been rationalised in 
size and layout and simple modern windows have been added to the more 
modern and less sensitive sections of elevations to provide contrast and 
clearly define the hierarchy. Sash windows are painted timber with those in 
the more contemporary sections to be double glazed aluminium with light grey 
frames. The use of oriel windows which project outwards utilising obscure 
glazing to the frontage element and clear glazing side and top panels, to the 
rear is considered appropriate and has assisted with overlooking issues as well 
as providing an attractive elevation. Internal balconies were shown on the 
Well Street elevation with perforated metal screens introduced to provide 
privacy whilst allowing a degree of sunlight through. These have now been 
removed and replaced with traditional sash windows, a change that has been 
welcomed by local residents and Historic England who are now fully in support 
of the scheme.

56.The materials chosen are considered to be sympathetic to the site’s 
surroundings, replicating the more historic buildings in the centre as well as 
offering a balance between traditional materials and a more contemporary 
design approach.

57.The proposal involves the creation of active retail frontages onto Brentgovel 
and Short Brackland which reconnect the site to the town and provide an 
improvement to the stark blank facades previously experienced on the West. 
Debate over the introduction of an active frontage to Well Street with glazing 
to serve the gym has resulted in the removal of this aspect allowing the 
Eastern elevation to respect the residential nature of Well Street which is 



considered more appropriate for this context.

58.The units themselves are designed around a central open air courtyard which 
allows residents an area of private communal amenity space. Units generally 
are allowed views both externally and internally with many of the second or 
third bedrooms overlooking the internal courtyard and gaining borrowed light 
from this aspect. Each unit meets the national space standards with the 
inclusion of balconies where possible to allow outdoor space in addition to that 
provided communally. 

59.Whilst there is little space to accommodate landscaping within the site, and 
the occupants of no. 8 Well Street to the rear have requested that their 
boundary is not further obscured with trees, there is scope for some planting. 
Additionally, the Design Out Crime Officer has suggested the use of structural 
planters around external doors of the site and a condition is suggested in this 
regard. 

60.The proposed building replaces a fairly benign building of limited architectural 
quality and its replacement with a more sensitively designed building is 
considered to contribute to the enhancement of the character and appearance 
of the area, respectful of its context. 

61.The Police Design Out Crime Officer has commented on the proposals and 
raised several concerns. Whilst some of these have been addressed, such as 
the removal of the initially included public toilets and the enclosure of bin 
storage, some do remain. It is acknowledged however, that the 
redevelopment of Cornhill Walk and the introduction of both residential and 
commercial uses will provide continuous activity on and around the site, 
providing natural surveillance and minimising opportunities for anti-social 
behaviour.

62.In summary, the scale of the proposal is larger than that of the current 
building and introduces an increase in wall height where at present pitched 
roofs help to reduce its mass. Whilst this increase is acknowledged it is still 
considered to respect the townscape character and address the key features 
and constraints of the site by introducing well articulated elevations and good 
quality materials which successfully reduce the appearance of its scale. Style 
is subjective, nonetheless the proposal is designed to echo the Georgian 
history of the town centre which is considered appropriate in this case.

Heritage Impacts

63.As set out in the NPPF, heritage assets should be conserved in a way that is 
appropriate to their significance. Heritage assets include an extensive range 
of features that include archaeological remains, Scheduled Ancient 
Monuments, Listed Buildings and Conservation Areas. 

64.The Planning (Listed Buildings and Conservation Areas) Act 1990 (under 
Section 66) requires the decision maker to have special regard to the 
desirability of preserving or enhancing a listed building or its setting or any 
features of special architectural or historic interest which it possesses. 
Furthermore section 72 requires special attention to be paid to the desirability 
of preserving or enhancing the character or appearance of a Conservation 
Area.



65.DM17 states that proposals within Conservation Areas should preserve or 
enhance the character or appearance of the conservation area, or its setting, 
views into, through and out of the area and be of an appropriate scale, form, 
massing and design. DM15 states that development affecting the setting of a 
listed building will be permitted where it is not detrimental to the buildings 
character, architectural or historic features that contribute to its special 
interest. 

66.The building has been designed in response to its surroundings which 
comprise the Town Centre Conservation Area and several listed buildings, 
namely Moyses Hall Museum (Grade I), no.s 5, 14 and 42 Brentgovel Street, 
no.s 36, 38-45 Well Street and no. 90 St. Johns Street (all Grade II). A 
heritage statement has been produced which provides an assessment of the 
site and its significance, consequently, the development has been designed in 
response to this information utilising Georgian form and detailing. 

67.Historic England have confirmed that the site contributes to the setting of a 
number of important listed buildings. They describe the high quality of the 
townscape and consider Bury St. Edmunds to be one of the finest historic town 
centres in our region. They welcomed the amended plans which removed the 
internal balconies and perforated metal screens on the East (Well Street) 
elevation and now offer their full support to the application considering that 
overall it will represent an enhancement to the Conservation Area.

68.At present the building represents a discordant feature in the street scape 
particularly given its vacant nature which has encouraged anti-social 
behaviour. It is considered that the proposed scheme is an improvement over 
the existing building and whilst altering views it will retain the pattern of 
development and form of surrounding streets which is key to the significance 
of the conservation area. By virtue of its design, form and materials it would 
enhance the character and appearance of the conservation area and the 
setting of the surrounding listed buildings, with Grade I Moyses Hall in 
particular benefitting from an improved backdrop which will enhance the 
visitor experience and positively contribute to its wider setting. 

69.The application is accompanied by an archaeological heritage statement and 
desk based assessment which confirms that the site lies in an area of high 
archaeological potential within the historic core of Bury St. Edmunds. The 
County Archaeologist agrees with the findings of this report, that later 
development will have had an impact on deposits and that archaeological 
concerns can be effectively managed by a condition. Hence, conditions have 
been recommended to ensure an archaeological investigation takes place prior 
to development commencing.

70.Consequently, the scheme in its current amended form is considered to 
comply with the relevant locally and nationally adopted policies and the 
provisions of the Act.

Impact on Residential Amenity

71.Policies DM2 and DM22 of the Joint Development Management Policies 
Document also seek to safeguard residential amenity from potentially adverse 
effects of new development and ensure that new developments provide 
sufficient levels of amenity for future users. The protection of residential 
amenity is a key aspect of good design, endorsed within the NPPF with 



planning policies and decisions promoting health, well-being and a high 
standard of amenity for existing and future users.

72.A Statement of Community involvement has been submitted which details a 
public exhibition and local stakeholder session that was held in June 2017. 
The proposals have been revised in response to feedback from these sessions, 
most notably was the decrease in units by 16 and an increase in parking 
spaces. 

73.The most sensitive areas of the site, when considering the potential impact on 
residential amenity of existing dwellings, is the East (Well Street) and North 
(Rear) elevations given that these are in close proximity to adjacent dwellings. 
Well Street comprises a terrace of Georgian dwellings with all those opposite 
the site grade II listed. The dwellings opposite are two storey in height with 
many benefiting from basements. No.s 31, 32, 33 and 34 are three storey. 

74.Georgian terraces like those on Well Street would typically face onto another 
terrace of dwellings and as such, the relationship between these properties 
and that proposed is not an unusual pattern of development. This face to face 
relationship retains the privacy of the rear garden and those rooms located to 
the rear of the house whilst continuing the built form closely abutting the 
highway. The proposed shopfront on this elevation has been removed at the 
request of these residents and as such, the ground floor elevation is largely 
blank with the exception of access doors. It is considered that the 
development represents an acceptable relationship to those dwellings to the 
East of the site.

75.No. 8 Well Street (and to a slightly lesser extent no. 9 behind) to the rear 
holds a difficult position at a 90 degree angle to the site so the modern two 
storey dwelling fronts Well Street and the rear garden borders the Cornhill 
Walk car park. A plan showing overlooking distances has been submitted 
which demonstrates a distance of 16.3 metres from the proposed North 
elevation windows and the existing ground floor window of no. 8 which is a 
secondary window to their living room. The rear garden is modest in scale and 
separated from the development by a 1.8 metre high brick wall. A distance of 
14.4 metres exists between this boundary and proposed windows.  At present 
views of the shopping centre dominate the outlook from this garden and the 
ground floor side window. Its massing and bulk appear overbearing and whilst 
it doesn’t block access to sunlight it does appear vast. The proposed scheme 
removes the tower element from the North East corner which is a benefit and 
has been amended to try and mitigate some concerns raised by these 
occupants on the grounds of overlooking and loss of privacy. Balconies have 
been removed and a proportion (14 of 32 openings) of windows on this 
northern elevation are now obscure glazed or sceened. Roof terraces have 
also been amended so no access is proposed along the Northern side and the 
parapet has been reduced in height to assist in reducing the bulk of the 
elevation. Nonetheless, the building is still a considerable size and there are 
still 32 openings on this elevation which will create a perception of overlooking 
for these residents who will suffer some loss of residential amenity.

76.This relationship is a matter which weighs against the scheme but given the 
existing building and its current mass, this matter alone is not considered 
sufficient to warrant refusal of the scheme.

77.Short Brackland Street accommodates various business uses and private 



parking areas which back onto the site and are as such, less sensitive to the 
development. Whilst there are dwellings fronting the highway these are 
further down the road and therefore not adjacent to the site. 

78.A daylight and sunlight assessment has been prepared and submitted for 
consideration. This reaches a logical and considered position in relation to the 
likely amenity effects of the proposal. Noting the above and notwithstanding 
the scale of the building proposed, officers are satisfied that the amenity 
effects of the proposal are acceptable given the urban context of the site. 

79.Consideration must also be given to the amenity effects associated with the 
proposed commercial units. The application documents state that these would 
be used for Class A1 (retail) and D2 (gym). The provision of a commercial 
element is considered to be a positive feature of the scheme, contributing to 
the mix of uses in the area and enhancing the sustainability credentials of the 
site. 

80.The retail units are described in the application form as opening between 7:30 
and 21:00 Monday to Saturday with limited Sunday opening. The site is 
located in the town centre and notwithstanding the residential use above it is 
not considered that this would be harmful to amenity during these times. The 
D2 use is proposed to comprise a 24 hour gym and concerns have been raised 
by local residents in this regard. 

81.The application is supported by a noise impact assessment and Public Health 
and Housing Officers concur with their conclusions which recommend a 
condition regarding noise from mechanical plant as well as agreeing noise 
limits within the building. The gym will be constructed inside an acoustic box 
to prevent noise transfer and any vibration from weights. It will be served by 
mechanical ventilation and consequently there will be no need to have 
windows and doors open which would allow the escape of sound as raised as 
a potential issue by residents. Nevertheless, the assessment acknowledges 
that this use has the ability to create disturbance and indicates the need for 
control. Subject to the imposition of conditions Public Health and Housing have 
no objections to this element of the scheme. Conditions limiting the hours of 
use and delivery activity will also be necessary. 

82.Subject to appropriate controls it is considered that the impact of the proposed 
commercial use upon amenity can be made acceptable. 

Highway Matters

83.Policy DM2 of the Joint Development Management Policies Document requires 
that new development should produce designs that accord with standards and 
maintain or enhance the safety of the highway network, along with Policy 
DM46 which promotes more sustainable forms of transport. 

84.Access to the site is proposed from the existing entrance on Well Street exiting 
as existing onto Short Brackland. These points will be upgraded but in terms 
of their positions are considered appropriate with regard to visibility and 
highway safety. No barriers are proposed and the applicant intends to use 
their own parking/access management system. Whilst this development will 
generate a high level of traffic on these roads and residents have queried the 
existing levels provided in the transport assessment, the Highway Authority 
is satisfied that the adjacent roads can withstand the vehicle movements 



generated by the development. 

85.A key concern of residents is the number of parking spaces provided within 
the site given that parking on adjacent roads is already at a premium, and 
whilst a parking permit scheme is in place this operates only between 10-4 
and is over-subscribed. The Bury Town Centre masterplan acknowledges the 
difficulties with parking in the town and is seeking to improve provision, 
improve enforcement and improve highway infrastructure.  

86.The development proposes 48 units with 1 vehicle parking space provided for 
each. In addition 16 motorcycle spaces are included and secure cycle storage 
is proposed on each level totalling 168 spaces. The Highway Authority is 
satisfied with this number. Whilst it is below adopted parking standards these 
are a maximum number and allow consideration of the town centre location 
and proximity to other sustainable modes of travel such as train and bus 
stations. The site sits outside of any parking permit zone and as a result future 
residents will not be eligible for a parking permit for zone A or any other 
parking zone. 

87.The commercial units on the ground floor do not have any vehicle parking 
spaces proposed. The applicant states that visitors to these units will be 
undertaking linked trips to the town centre and as such, will make use of 
public car parking. In relation to the proposed D2 gym use, the applicant has 
submitted information from Anytime Fitness, the potential occupant, who 
claims that the ability for users to access the gym 24 hours a day lessens the 
peak usage times and other gyms in their portfolio with no parking provision 
(Twickenham, Sutton and Aylesbury) have not had any issues involving street 
parking in local areas. From their experience users will either be workers in 
the local area who already have transportation to and from work and this will 
not cause an incremental journey. Or they will be members from the nearby 
residential population who have a choice of walking, cycling, public transport 
and driving. They encourage the first two methods but will also provide 
information on public transport and local public car parks as well as offering 
incentives such as refunding the cost of car parking to customers.

88.Whilst the Highway Authority retain concerns over the lack of staff parking for 
these units the applicant has amended the scheme to provide staff cycle 
storage within the individual units which is welcomed by the Highway 
Authority. Planning Officers are of the view that previous retail units did not 
benefit from vehicle parking spaces and neither do many other commercial 
premises in the town centre. On that basis, it is not unusual for employees, 
customers or gym users to make use of public car parks which are located in 
close proximity. The NPPF advises that development should not be prevented 
or refused on transport grounds, unless there would be an unacceptable 
impact on highway safety, or the residual cumulative impacts of development 
would be severe. 

89.Whilst all deliveries were initially intended to be carried out on the semi-
pedestrianised Brentgovel Street at specific times, as happens at present for 
McDonalds, amended plans have included a loading bay off Short Brackland. 
Concerns were raised with regard to the ability for vehicles to access this bay 
but tracking plans demonstrate that this is achievable and a banksman will 
oversee the manoeuvre given that it crosses a pavement. It has been 
designed to accommodate a Bedford van as used by British Heart Foundation. 
Deliveries by larger vehicles will deliver to the front in accordance with the 



delivery management plan. A condition has been recommended to ensure 
appropriate times for deliveries occur. 

90.Development of this site will undoubtedly have an impact on traffic generation 
in the vicinity, particularly to the residential streets of Well Street and Short 
Brackland. Given that the site has been unused for several years this impact 
will feel more significant for residents. The Highway Authority is satisfied that 
the surrounding streets are able to accommodate this growth safely.

91.Residential parking will be provided to ensure one space per unit and this is 
generally considered acceptable in locations within the town centre where it 
must be assumed that some trips will be undertaken on foot, by bicycle or 
through the use of public transport. That is not to say that private car journeys 
will not take place but that households will be aware of the parking situation 
prior to purchase and determine accordingly if this provision is achievable for 
them. 

Ecology

92.Due to the developed nature of the site there are no concerns with regard to 
ecology, notwithstanding this, an ecology survey has been submitted which 
confirms that the site is of low ecological potential. Natural England has further 
confirmed that the development will have no impact on statutorily designated 
nature conservation sites. 

Flooding and Drainage

93.Anglian Water have confirmed that the foul drainage from this development 
is in the catchment of Fornham All Saints Water Recycling Centre that will 
have available capacity for these flows. Additionally, the sewerage system at 
present has available capacity for these flows. However, the surface water 
drainage strategy submitted is currently unacceptable and a revised scheme 
needs to be submitted and approved via condition.

94.The Environment Agency consider the site to be highly sensitive given the 
ground conditions and historic uses surrounding the site, however, they are 
content to recommend approval subject to the inclusion of conditions which 
require further information to be submitted and approved prior to work 
commencing. With the inclusion of conditions as recommended by both 
Anglian Water and The Environment Agency the application is considered to 
comply with policy DM6 which seeks to ensure that on-site drainage for new 
development is managed and does not cause or exacerbate flooding 
elsewhere. 

 

Contamination, Air Quality and Sustainability

95.The application is supported by a Phase 1 Preliminary Risk Assessment, dated 
22nd December 2017 undertaken by Clarkebond. The Clarkebond report 
recommends ground investigation would be required if there were any ground 
works or new foundations to be undertaken. As the proposals are for 
demolition and redevelopment, significant ground works will occur and 
therefore a ground investigation is required.



96.The EPUK document Land-Use Planning & Development Control: Planning For 
Air Quality (January 2017(v1.2)) recommends major developments are 
subject to measures to help reduce the impact on Local Air Quality. All major 
developments should be targeted as there very few developments which will 
show a direct impact on local air quality, but all developments will have a 
cumulative effect.

97.The NPPF states that ‘plans should protect and exploit opportunities for the 
use of sustainable transport modes for the movement of goods or people. 
Therefore, developments should be located and designed where practical to … 
incorporate facilities for charging plug-in and other ultra-low emission 
Vehicles’. St Edmundsbury Core Strategy Policy CS2, Sustainable 
Development, requires the conserving and, wherever possible, enhancing of 
natural resources including, air quality. Policy DM14 of the Joint Development 
Management Policies Document states that proposals for all new 
developments should minimise all emissions and ensure no deterioration to 
either air or water quality. Furthermore, section 3.4.2 of the Suffolk Parking 
Standards states that “Access to charging points should be made available in 
every residential dwelling.”

98.It is welcomed that the applicant confirms within their Planning Statement 
that they will be providing vehicle electric charging points and a condition will 
ensure that these are provided and retained. 

99.The NPPF states that the planning system should support the transition to a 
low carbon future in a changing climate and should help to (inter alia) shape 
places in ways that contribute to radical reductions in greenhouse gas 
emissions.

100. The importance the Government places on addressing climate change is 
reflected in policy DM7 of the Joint Development Management Policies 
Document which requires adherence to the broad principles of sustainable 
design and construction (design, layout, orientation, materials, insulation and 
construction techniques), but in particular requires that new residential 
proposals to demonstrate that appropriate water efficiency measures will be 
employed (standards for water use or standards for internal water fittings).

101. Given the provisions of Policy DM7 of the Joint Development 
Management Policies Document (2015) requires developers to demonstrate 
water efficiency measures (and one of the options is 110 litres water use per 
person, per day), it is considered reasonable to require the more stringent 
water efficiency measures set out in the Building Regulations be applied to 
this development by way of condition.

Section 106 Contributions and Affordable Housing

102. The NPPF sets out in paragraphs 54-57 how conditions and planning 
obligations can be secured for a development to make an unacceptable impact 
to one which is acceptable. ‘Planning obligations must only be sought where 
they meet all of the following tests:
a) necessary to make the development acceptable in planning terms;
b) directly related to the development; and
c) fairly and reasonably related in scale and kind to the development.’

103. Suffolk County Council as the education authority has identified a 



shortfall in the number of available pre-school and primary school places and 
requests a financial contribution of £114,751 for the additional places 
generated by this development. A contribution of £784 towards library 
provision within the area is also requested giving a total of £115,535.
 

104. In line with the economic and social dimensional roles of sustainable 
development, which inter alia seek to provide a supply of housing to meet the 
needs of the present and future generations, Core Strategy Policy CS5 
requires developers to integrate land for affordable homes within sites where 
housing is proposed, to ensure that affordable housing is provided and comes 
forward in parallel with market homes. In this case the target is 30% 
affordable housing and conditions or legal obligations will be used to ensure 
that affordable housing is secured and retained for those in housing need.

105. Forest Heath District Council & St Edmundsbury Borough Council Joint 
Affordable Housing Supplementary Planning Document (published Oct 2013) 
provides supplementary guidance to support the affordable housing policies 
in the adopted Development Plan. Although the preferred option is for 
affordable housing to be provided on-site the SPD does allow for off-site 
provision and payments in lieu of on-site affordable housing in exceptional 
circumstances, where it can be robustly justified. 

106. National policy provides an incentive for brownfield development on 
sites containing vacant buildings. Where a vacant building is brought back into 
any lawful use, or is demolished to be replaced by a new building, the 
developer should be offered a financial credit equivalent to the existing gross 
floorspace of relevant vacant buildings when the Local Planning Authority 
calculates any affordable housing contribution which will be sought. Affordable 
housing contributions may be required for any increase in floorspace. The 
‘credit’ to be applied is the equivalent of the gross floorspace of any relevant 
vacant buildings being brought back into use or demolished as part of the 
scheme and deducted from the overall affordable housing contribution 
calculation. This will apply in calculating either the number of affordable 
housing units to be provided within the development or where an equivalent 
financial contribution is being provided. 

107. The National Planning Practice Guidance (NPPG) advises that when 
considering whether or not to apply vacant building credit (VBC), Local 
Planning Authorities should consider ‘whether the building has been made 
vacant for the sole purposes of re-development.’ In this case, the Local 
Authority is satisfied that the building became empty largely due to market 
forces and the opening of the Arc shopping Centre and on this basis, is 
satisfied that VBC applies. Therefore, taking into account this credit the 
affordable housing required is reduced to 6.3 units. 

108. The applicant is willing to provide the requested Section 106 
contributions (totalling £164,735) as well as affordable housing in accordance 
with policy CS5 and the affordable housing supplementary planning guidance. 
At present the section 106 agreement has not been completed and as such, 
the recommendation is subject to the completion and signing of this legal 
document by all parties. However, given the willingness of the applicant to 
provide that requested the application complies with the relevant policies in 
this regard. 

Conclusion:



109. Section 38(6) of the Planning and Compulsory Purchase Act 2004 
requires that applications are determined in accordance with the Development 
Plan unless material considerations indicate otherwise.

110. As a result of the amendments made to the scheme and the additional 
information submitted both before the committee meeting in March and after, 
it is considered that the proposed development creates a well-designed and 
visually attractive scheme which incorporates a range of good quality 
materials and detailing. Officers believe that the adverse amenity effects have 
been minimised through amended plans and residential parking is sufficient, 
noting the sustainable location. The scheme is thought to respect the setting 
of adjacent listed buildings and enhance the character of the Conservation 
Area. The scheme also ensures provision of affordable housing and education 
contributions within a section 106 agreement which weighs notably in its 
favour. 

111. Lack of parking for commercial units and the Highway Authority concern 
in this regard weighs against the application, albeit the inclusion of staff cycle 
parking goes some way to address this concern. Furthermore, it is 
acknowledged that there will be an impact on residential amenity, particularly 
to no. 8 to the rear of the site as a result of the sites redevelopment. Taking 
all matters into account and noting the significant benefits of the proposal, 
these issues whilst weighing against the scheme are not considered to justify 
a refusal of planning permission in this case. 

112. In conclusion, subject to the use of conditions and S106 agreement, the 
principle and detail of the development is considered to be acceptable and in 
compliance with relevant development plan policies and the National Planning 
Policy Framework.

It is recommended that planning permission be APPROVED subject to;

The completion and signing of a section 106 agreement which details County 
Council contributions of 

a. Education - £73,086
b. Pre-school - £41,665
c. Libraries - £784

the inclusion of 6 affordable units on site and a commuted sum of £49,200,

and the following conditions:

1. The development hereby permitted shall be begun not later than 3 years
from the date of this permission.

Reason: In accordance with Section 91 of the Town and Country Planning
Act 1990.

2. The development hereby permitted shall not be carried out except in complete 
accordance with the details shown on the following approved plans and 
documents:

Reason: To define the scope and extent of this permission.

3. No development above ground level shall take place until details in respect of 



the following have been submitted to and approved in writing by the Local 
Planning Authority.
The works shall be carried out in full accordance with the approved details 
unless otherwise subsequently approved in writing by the Local Planning 
Authority.

Reason: To protect the special character, architectural interest and integrity of 
the building, in accordance with policy DM15 and DM16 of the West Suffolk 
Joint Development Management Policies Document 2015, Chapter 15 of the 
National Planning Policy Framework and Section 16 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 and all relevant Core Strategy 
Policies.

4. No development above ground level shall take place until details of the 
following have been submitted to and approved in writing by the Local 
Planning Authority:

i)       Detailed drawings of the perforated metal screens at a 
scale of  not less than 1:20

ii) Samples of external materials and surface finishes
iii) Sample panel(s) of all new facing brickwork/ flintwork shall 

be constructed on site showing the proposed brick types, 
colours, textures, finishes/dressings of the flint; face bond; 
and pointing mortar mix and finish profile and shall be made 
available for inspection by the Local Planning Authority;

The approved sample panel(s) shall be retained on site until the work is 
completed and all brickwork and other details included shall be constructed in 
all respects in accordance with the approved details.

Reason: To protect the special character, architectural interest and integrity 
of the building, in accordance with policies DM15 and DM17 of the West 
Suffolk Joint Development Management Policies Document 2015, Chapter 15 
of the National Planning Policy Framework and Section 16 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 and all relevant Core 
Strategy Policies.

5. No works involving new windows shall take place until elevation(s) to a scale 
of not less than 1:10 and horizontal and vertical cross-section drawings to a 
scale of 1:2 fully detailing the new/ replacement windows to be used 
(including details of glazing bars, sills, heads and methods of opening and 
glazing) have been submitted to and approved in writing by the Local 
Planning Authority. Unless otherwise approved in writing by the Local 
Planning Authority all glazing shall be face puttied. The works shall be carried 
out in complete accordance with the approved details.

Reason: To protect the special character, architectural interest and integrity 
of the building, in accordance with policies DM15 and DM17 of the West 
Suffolk Joint Development Management Policies Document 2015, Chapter 15 
of the National Planning Policy Framework and Section 16 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 and all relevant Core 
Strategy Policies.

6. No part of the building shall be demolished until:



i) A binding contract for the full implementation of the 
scheme of redevelopment granted planning permission 
under application no. DC/18/0382/FUL has been entered 
into; and

ii) All necessary permissions and consents have been 
obtained; and evidence thereof has been submitted to the 
Local Planning Authority and the acceptability of the 
evidence has been acknowledged in writing by the Local 
Planning Authority.

Reason: To ensure that premature demolition does not take place and that 
an unsightly gap or derelict site does not detract from the character and 
appearance of the area, in accordance with policy DM15 of the West
Suffolk Joint Development Management Policies Document 2015, Chapter 15 
of the National Planning Policy Framework and Section 16 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 and all relevant Core 
Strategy Policies.

7. No mechanical and electrical extract fans, ventilation grilles, security lights, 
alarms, cameras, and external plumbing, including soil and vent pipe shall be 
provided on the exterior of the building until details of their location, size, 
colour and finish have been submitted to and approved in writing by the 
Local Planning Authority.

Reason: To protect the special character, architectural interest and integrity 
of the building, in accordance with policies DM15 and DM17 of the West 
Suffolk Joint Development Management Policies Document 2015, Chapter 15 
of the National Planning Policy Framework and Section 16 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 and all relevant Core 
Strategy Policies.

8. Prior to commencement of development, including any works of demolition, a 
Construction Method Statement shall be submitted to, and approved in 
writing by, the Local Planning Authority. The approved Statement shall be 
adhered to throughout the construction period. The Statement shall provide 
for:

i) The parking of vehicles of site operatives and visitors
ii) Loading and unloading of plant and materials
iii) Site set-up including arrangements for the storage of plant 

and materials used in constructing the development and 
the provision of temporary offices, plant and machinery

iv) The erection and maintenance of security hoarding 
including external safety and information signage, 
interpretation boards, decorative displays and facilities for 
public viewing, where appropriate

v) Wheel washing facilities
vi) Measures to control the emission of dust and dirt during 

construction
vii) A scheme for recycling/disposing of waste resulting from 

demolition and construction works
viii) Hours of construction operations including times for 

deliveries and the removal of excavated materials and 
waste



ix) Noise method statements and noise levels for each 
construction activity including piling and excavation 
operations

x) Access and protection measures around the construction 
site for pedestrians, cyclists and other road users including 
arrangements for diversions during the construction period 
and for the provision of associated directional signage 
relating thereto.

xi) Mechanical road sweepers

Reason: To ensure the satisfactory development of the site and to protect 
the amenity of occupiers of adjacent properties from noise and disturbance, 
in accordance with policies DM2 and DM14 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapter 15 of the 
National Planning Policy Framework and all relevant Core Strategy Policies. 
This condition requires matters to be agreed prior to commencement to 
ensure that appropriate arrangements are put into place before any works 
take place on site that are likely to impact the area and nearby occupiers.

9. Demolition or construction works shall not take place outside 08:00 hours to 
18:00 hours Mondays to Fridays and 08:00 hours to 13:00 hours on 
Saturdays and at no time on Sundays, public holidays or bank holidays.

Reason: To protect the amenity of occupiers of adjacent properties from 
noise and disturbance, in accordance with policies DM2 and DM14 of the 
West Suffolk Joint Development Management Policies Document 2015, 
Chapter 15 of the National Planning Policy Framework and all relevant Core 
Strategy Policies.

10.A full noise impact assessment of any 24 hour commercial/leisure use shall 
be submitted to and approved in writing by the Local Planning Authority. The 
assessment shall address, but is not limited to, practical controls to minimise 
music noise levels, the use of acoustic flooring and the isolation of machines, 
and management controls to be adopted to prevent disturbance or antisocial 
activities from persons entering and leaving late at night etc. The use shall 
be conducted in accordance with the approved plan thereafter.

Reason: To protect the amenities of occupiers of properties in the locality, in 
accordance with Policies DM2 and DM14 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapter 15 of the
National Planning Policy Framework and all relevant Core Strategy Policies.

11.No fixed plant and/or machinery shall come into operation until details of
the fixed plant and machinery serving the development hereby permitted,
and any mitigation measures to achieve this condition, are submitted to
and approved in writing by the Local Planning Authority. The rating level of 
the sound emitted from the site shall not exceed 40 dBA between 0700
and 2300 hours and 37 dB during 2300 and 0700 hours. The sound levels
shall be determined by measurement or calculation at the nearest noise
sensitive premises. The measurements and assessment shall be made
according to BS 4142:2014.

Reason: To protect the amenity of occupiers of adjacent properties from
noise and disturbance, in accordance with policies DM2 and DM14 of the
West Suffolk Joint Development Management Policies Document 2015,



Chapter 15 of the National Planning Policy Framework and all relevant
Core Strategy Policies.

12.No development shall take place on site until the implementation of a 
programme of archaeological work has been secured, in accordance with a
Written Scheme of Investigation which has been submitted to and approved 
in writing by the Local Planning Authority. The scheme of investigation shall 
include an assessment of significance and research questions; and:

a. The programme and methodology of site investigation and recording.
b. The programme for post investigation assessment.
c. Provision to be made for analysis of the site investigation and 

recording.
d. Provision to be made for publication and dissemination of the analysis 

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

of the site investigation.
f. Nomination of a competent person or persons/organisation to 

undertake the works set out within the Written Scheme of 
Investigation.

g. Timetable for the site investigation to be completed prior to 
development, or in such other phased arrangement, as agreed and 
approved in writing by the Local Planning Authority.

Reason: To safeguard archaeological assets within the approved 
development boundary from impacts relating to any groundworks associated 
with the development scheme and to ensure the proper and timely 
investigation, recording, reporting and presentation of archaeological assets 
affected by this development in accordance with policy DM20 of the West 
Suffolk Joint Development Management Policies Document 2015, Chapter 16 
of the National Planning Policy Framework and all relevant Core Strategy 
Policies. This condition is required to be agreed prior to the commencement 
of any development to ensure matters of archaeological importance are 
preserved and secured early to ensure avoidance of damage or lost due to 
the development and/or its construction. If agreement was sought at any 
later stage there is an unacceptable risk of lost and damage to archaeological 
and historic assets.

13.No building shall be occupied or otherwise used until the site investigation
and post investigation assessment has been completed in accordance with
the programme set out in the Written Scheme of Investigation approved 
under Condition 12 and the provision made for analysis, publication and
dissemination of results and archive deposition has been secured.

Reason: To safeguard archaeological assets within the approved 
development boundary from impacts relating to any groundworks associated 
with the development scheme and to ensure the proper and timely 
investigation, recording, reporting and presentation of archaeological assets 
affected by this development in accordance with policy DM20 of the West 
Suffolk Joint Development Management Policies Document 2015, Chapter 16 
of the National Planning Policy Framework and all relevant Core Strategy 
Policies.

14.No drainage works shall commence until a surface water management 
strategy has been submitted to and approved in writing by the Local Planning 



Authority. No hard-standing areas to be constructed until the works have 
been carried out in accordance with the surface water strategy so approved.

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

15.No development approved by this planning permission shall commence until 
the following components to deal with the risks associated with 
contamination of the site shall each be submitted to and approved, in 
writing, by the Local Planning Authority:

i) A site investigation scheme (based on the approved 
Preliminary Risk Assessment (PRA) within the approved 
Desk Study), to provide information for a detailed 
assessment of the risk to all receptors that may be 
affected, including those off site.

ii) The results of a site investigation based on i) and a detailed       
risk assessment, including a revised Conceptual Site Model 
(CSM).
ii) Based on the risk assessment in ii), an options appraisal 

and remediation strategy giving full details of the 
remediation measures required and how they are to be 
undertaken. The strategy shall include a plan providing 
details of how the remediation works shall be judged to 
complete and arrangements for contingency actions. The 
plan shall also detail a long term monitoring and 
maintenance plan as necessary.

2. No occupation of any part of the permitted development shall take 
place until a verification report demonstrating completion of works set 
out in the remediation strategy in iii) is submitted and approved, in 
writing, by the Local Planning Authority. The long term monitoring and 
maintenance plan in iii) shall be updated and be implemented as 
approved. 
3. If, during development, contamination not previously identified is 
found to be present at the site then no further development (unless 
otherwise agreed in writing with the local planning authority) shall be 
carried out until the developer has submitted a remediation strategy to 
the local planning authority detailing how this unsuspected 
contamination shall be dealt with and obtained written approval from 
the local planning authority. The remediation strategy shall be 
implemented as approved.

Reason: To protect and prevent the pollution of controlled waters, future end 
users of the land, neighbouring land, property and ecological systems from 
potential pollutants associated with current and previous land uses in line 
with National Planning Policy Framework (NPPF), paragraphs 109, 120, 121, 
Environment Agency Groundwater Protection: Principles and Practice (GP3), 
Policy CS2 (Sustainable Development) of the Core Strategy and Policy DM14 
of the Joint Development Management Policy. This condition requires matters 
to be agreed prior to commencement since it relates to consideration of 
below ground matters that require resolution prior to further development 
taking place, to ensure any contaminated material is satisfactorily dealt with.

16.Prior to commencement of any works to construct the car park area, a 
scheme shall be submitted and agreed in writing by the local authority that 



demonstrates how the following will be achieved. The scheme shall be 
implemented as agreed. 

The scheme shall demonstrate how at least 10% of car parking spaces in 
private communal parking areas shall be provided, prior to first occupation, 
with an operational electric vehicle charge point. These points shall be 
reasonably and practicably accessible locations to any of the future residents. 
The Electric Vehicle Charge Points shall be retained thereafter and be capable 
of providing at least a 7kW charge. The scheme shall demonstrate how 
provision of electric vehicle charging can be increased to one space per 
dwelling should demand require this.

Reason: To promote and facilitate the uptake of electric vehicles on the site 
in order to minimise emissions and enhance local air quality in line with the 
National Planning Policy Framework (NPPF) paragraph 35; Policy DM14 of the 
Joint Development Management Policies Document, Policy CS2 (E) of the 
Core Strategy and the Suffolk Parking Standards.

17.No development approved by this planning permission shall take place until a 
remediation strategy that includes the following components to deal with the 
risks associated with contamination of the site shall each be submitted to and 
approved, in writing, by the Local Planning Authority:

1. A Preliminary Risk Assessment (PRA) including a Conceptual Site 
Model (CSM) of the site indicating potential sources, pathways and 
receptors, including those off site.

2. The results of a site investigation based on (1) and a detailed risk 
assessment, including a revised CSM.

3. Based on the risk assessment in (2) an options appraisal and 
remediation strategy giving full details of the remediation measures 
required and how they are to be undertaken. The strategy shall 
include a plan providing details of how the remediation works shall 
be judged to be complete and arrangements for contingency 
actions. The plan shall also detail a long term monitoring and 
maintenance plan as necessary.

4. No occupation of any part of the permitted development shall take 
place until a verification report demonstrating completion of works 
set out in the remediation strategy in (3). The long term monitoring 
and maintenance plan in (3) shall be updated and be implemented 
as approved.

Reason: To protect and prevent the pollution of controlled waters from 
potential pollutants associated with current and previous land uses in line 
with National Planning Policy Framework (NPPF), paragraphs 109, 120, 121 
and the Environment Agency's approach to groundwater protection
(available 
at:https://www.gov.uk/government/collections/groundwaterprotection).
It is necessary for this condition to be pre-commencement given the nature 
of the condition and the risks involved to groundwater.

18.If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in 
writing with the Local Planning Authority) shall be carried out until the 
developer has submitted a remediation strategy detailing how this 
unsuspected contamination shall be dealt with and obtained written approval 



from the Local Planning Authority. The remediation strategy shall be 
implemented as approved.

Reason: To protect and prevent the pollution of controlled waters from 
potential pollutants associated with current and previous land uses in line 
with National Planning Policy Framework (NPPF), paragraphs 109, 120, 121 
and the Environment Agency's approach to groundwater protection
(available at: https://www.gov.uk/government/collections/groundwaterprotection).

19.Development shall not begin until a scheme for surface water disposal has
been submitted to and approved in writing by the Local Planning Authority. 
Infiltration systems shall only be used where it can be demonstrated that 
they will not pose a risk to groundwater quality. The development shall be 
carried out in accordance with the approval details. No drainage systems for 
the infiltration of surface water drainage into the ground is permitted other 
than with the express written consent of the Local Planning Authority, which 
may be given for those parts of the site where it has been demonstrated that 
there is no resultant unacceptable risk to controlled waters. The development 
shall be carried out in accordance with the approved details.

Reason: To protect and prevent the pollution Reason: To protect and prevent 
the pollution of controlled waters from potential pollutants associated with 
current and previous land uses in line with National Planning Policy 
Framework (NPPF), paragraphs 109, 120, 121 and the Environment Agency's 
approach to groundwater protection
(available at: https://www.gov.uk/government/collections/groundwaterprotection).

20.Piling or any other foundation designs and investigation boreholes using
penetrative methods shall not be permitted other than with the express 
written consent of the Local Planning Authority, which may be given for those 
parts of the site where it has been demonstrated that there is no resultant 
unacceptable risk to groundwater. The development shall be carried out in 
accordance with the approved details.

Reason: To protect and prevent the pollution Reason: To protect and prevent 
the pollution of controlled waters from potential pollutants associated with 
current and previous land uses in line with National Planning Policy 
Framework (NPPF), paragraphs 109, 120, 121 and the Environment Agency's 
approach to groundwater protection
(available at: https://www.gov.uk/government/collections/groundwaterprotection).

21.No development above ground level shall take place until a scheme of soft
landscaping for the site drawn to a scale of not less than 1:200 has been
submitted to and approved in writing by the Local Planning Authority. The
soft landscaping details shall include planting plans; written specifications
(including cultivation and other operations associated with plant and grass
establishment); schedules of plants noting species, plant sizes and proposed 
numbers/ densities. The approved scheme of soft landscaping works shall be 
implemented not later than the first planting season following 
commencement of the development (or within such extended period as may 
first be agreed in writing with the Local Planning Authority). Any planting 
removed, dying or becoming seriously damaged or diseased within five years 
of planting shall be replaced within the first available planting season 
thereafter with planting of similar size and species unless the Local Planning 
Authority gives written consent for any variation.

https://www.gov.uk/government/collections/groundwaterprotection
https://www.gov.uk/government/collections/groundwaterprotection
https://www.gov.uk/government/collections/groundwaterprotection


Reason: To assimilate the development into its surroundings and protect the 
character and appearance of the area, in accordance with policies DM2, 
DM12 and DM13 of the West Suffolk Joint Development Management Policies 
Document 2015, Chapters 12 and 15 of the National Planning Policy 
Framework and all relevant Core Strategy Policies.

22.No development above ground level shall take place until details of a hard 
landscaping scheme for the site have been submitted to and approved in
writing by the Local Planning Authority. These details shall include
proposed finished levels and contours showing earthworks and mounding;
surfacing materials; means of enclosure; car parking layouts; other vehicle 
and pedestrian access and circulations areas; hard surfacing materials; minor 
artefacts and structures (for example furniture, play equipment, refuse 
and/or other storage units, signs, lighting and similar features); proposed 
and existing functional services above and below ground (for example 
drainage, power, communications cables and pipelines, indicating lines, 
manholes, supports and other technical features); retained historic landscape 
features and proposals for restoration where relevant. The scheme shall be 
implemented prior to the occupation of any part of the development (or 
within such extended period as may first be agreed in writing with the Local 
Planning Authority).

Reason: To assimilate the development into its surroundings and protect
the character and appearance of the area, in accordance with policies DM2
and DM13 of the West Suffolk Joint Development Management Policies
Document 2015, Chapters 12 and 15 of the National Planning Policy
Framework and all relevant Core Strategy Policies.

23.Prior to occupation of the development hereby approved a waste
management plan shall be submitted to and approved in writing by the
Local Planning Authority. The plan shall demonstrate how waste and
recycling from the development, including both residential and commercial
units, will be adequately stored and collected, including collection times and 
location of collection. Waste management shall be carried out in accordance 
with the approved plan thereafter.

Reason: To protect the amenity of occupiers of adjacent properties from
noise, smell and disturbance, in accordance with policies DM2 and DM14 of the 
West Suffolk Joint Development Management Policies Document 2015, 
Chapter 15 of the National Planning Policy Framework and all relevant Core 
Strategy Policies.

24.Prior to occupation of the hereby approved commercial units a delivery
management plan will be submitted to and approved in writing by the
Local Planning Authority. The plan shall include, times of delivery, location
and access points, types of vehicles to be used. Deliveries shall be carried
out in accordance with the approved plan thereafter.

Reason: To protect the amenities of occupiers of properties in the locality,
in accordance with Policies DM2 and DM14 of the West Suffolk Joint
Development Management Policies Document 2015, Chapter 15 of the
National Planning Policy Framework and all relevant Core Strategy Policies.

25.Prior to occupation of the commercial units hereby approved, a Travel



Plan, shall be submitted to and approved by the Local Planning Authority.
The approved Travel Plan shall detail incentives for encouraging access to
the site by modes other than the car and shall be implemented in all
respects following the commencement of the operation of the use hereby
approved.

Reason: To encourage the use of sustainable forms of transport and
reduce dependence on the private motor vehicle, in accordance with policy
DM2 and DM45 of the West Suffolk Joint Development Management
Policies Document 2015, Chapter 9 of the National Planning Policy
Framework and all relevant Core Strategy Policies.

26.Prior to commencement of development details of the proposed access
(including the position of any gates to be erected and visibility splays
provided) shall be submitted to and approved in writing by the Local
Planning Authority. The approved access shall be laid out and constructed in 
its entirety prior to occupation. Thereafter the access shall be retained 
thereafter in its approved form.

Reason: To ensure that the access is designed and constructed to an 
appropriate specification and made available for use at an appropriate time, 
in accordance with policy DM2 of the West Suffolk Joint Development 
Management Policies Document 2015, Chapter 9 of the National Planning 
Policy Framework and all relevant Core Strategy Policies. This condition 
requires matters to be agreed prior to commencement since it relates to 
highway safety and it is necessary to secure details prior to any other works 
taking place.

27.Prior to first use of the development hereby permitted, the area(s) within
the site shown on drawing No. 5379 1150 Rev KK for the purpose of
loading, unloading, manoeuvring and parking of vehicles and cycles shall
be provided. Thereafter the area(s) shall be retained and used for no
other purpose.

Reason: To ensure that sufficient space for the on-site parking of vehicles
is provided, in accordance with policy DM2 and DM46 of the West Suffolk
Joint Development Management Policies Document 2015, Chapter 9 of the
National Planning Policy Framework and all relevant Core Strategy Policies.

28.The dwelling(s) hereby approved shall not be occupied until the optional 
requirement for water consumption (110 litres use per person per day) in
part G of the Building Regulations has been complied with and evidence of
compliance has been obtained.

Reason: To ensure that the proposal meets with the requirements of
sustainability, in accordance with policy DM7 of the West Suffolk Joint
Development Management Policies Document 2015, Chapter 14 of the
National Planning Policy Framework and all relevant Core Strategy Policies

Documents:

All background documents including application forms, drawings and other 
supporting documentation relating to this application can be viewed online
https://planning.westsuffolk.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=P4UME7PDMH500

https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=P4UME7PDMH500
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=P4UME7PDMH500

