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Gary Hancox Recommendation: Approve application

Stanton Ward: Stanton

Hybrid planning application - (A) (i) Full application on 27.56 ha of
the site for the storage, distribution and processing of accident
damaged and non-damaged motor vehicles, together with the
construction of ancillary buildings (B8 Use Class), perimeter fencing
and landscaping works (ii) Full application for a new roundabout/road
and additional landscaping on circa 5.37 ha of the application site -
(B) (i) Outline application for the construction of buildings for
commercial/roadside uses (Use Classes B2, B8, C1, E (excluding
E(a)), and a hot food takeaway and pub/restaurant) on circa 2.7 ha
of the application site (Plots A, B and C) with all matters reserved
except for access (ii) Outline application for the construction of
building(s) for general employment uses (Use Classes B2, B8 and
E(g)) on circa 1.37ha of the application site (Plot D) with all matters
reserved except for access.

Land At Shepherds Grove, Bury Road, Stanton

Mr Paul Sutton - Jaynic - Suffolk Park Logistics

Application under the Town and Country Planning Act 1990 and the (Listed Building
and Conservation Areas) Act 1990 and associated matters.

Recommendation:
It is recommended that the committee determine the attached application and
associated matters.

CONTACT CASE OFFICER: Gary Hancox
Email: democratic.services@westsuffolk.gov.uk
Telephone: 01638 719258



Background:

The application is referred to Development Control Committee as the
proposed development is of a substantial scale and forms part of a
strategic employment allocation.

The application is recommended for APPROVAL and Stanton Parish
Council support the application. However, Hepworth, Barningham
Ixworth & Ixworth Thorpe, Coney Weston, Bardwell, and Fornham St
Martin cum St Genevieve Parish Councils object to the application. A
significant number of residents and Parish Councils outside the district
have also raised objections to the application.

A site visit is scheduled to take place on Monday 4 March 2024.
Proposal:
1. This hybrid planning application seeks full permission for the following:

- On 27.56 ha of the site, the storage, distribution and processing of
accident damaged and non-damaged motor vehicles, together with the
construction of ancillary buildings (B8 Use Class), perimeter fencing and
landscaping. The application originally proposed the end user for this as a
company called Copart. However, this company has pulled out of the
proposal and, at the time of this report being compiled, the occupier for
this aspect of the development is yet to be identified.

- A new roundabout and access road and additional landscaping on circa
5.37 ha of the application site. The northern end of Sumner Road would be
diverted to meet the new roundabout and the existing junction of Sumner
Road with the A143 would be closed up. The new roundabout will also
serve the proposed commercial development Plots A, B and C, and provide
a new road around the western boundary of the site and link through to
eastern end of Grove Lane at Shepherds Grove West. This new link road
would also serve the Copart development and the proposed employment
site — Plot D, which is located on the west side of the new access road. The
detailed landscaping proposals also include the provision of an acoustic
fence along the west side of the new access/link road.

2. The application also seeks outline permission for the following:
- The construction of buildings for commercial/roadside uses (Use Classes
B2, B8, C1, E (excluding E(a)), and a hot food takeaway and
pub/restaurant) on circa 2.7 ha of the application site (Plots A, B and C)
with all matters reserved except for access.
- The construction of building(s) for general employment uses (Use Classes
B2, B8 and E(g)) on circa 1.37ha of the application site (Plot D) with all
matters reserved except for access.
Application supporting material:

3. The application is accompanied by the following plans and documents:



- Applications forms, certificates and notifications

- Site Location Plan

- Existing Site Layout and Site Survey Drawings

- Proposed Site Layout

- Copart Scheme Drawings (including Lighting Plan)
- Design and Access Statement

The Town and Country Planning (Environmental Impact Assessment)
Regulations 2017 (known as the ‘EIA Regulations’) provide the regulatory
framework for determining when an Environmental Impact Assessment is
required for proposed developments. In this case the proposal falls under
Schedule 2 of the regulations and given the likelihood of significant
environmental impacts, it was agreed with the applicants that a full
environmental statement should accompany the planning application. The
Environmental Impact Assessment process identifies the likely significant
environmental effects (both adverse and beneficial) of the proposed scheme.
Technical assessments are carried out, focused on a range of environmental
topics agreed during the scoping stage, and the results are reported in the
topic chapters of an Environmental Statement (ES). Scoped into the
assessment was consideration of air quality and cumulative impact.

In addition, a number of standalone environmental reports have been
produced to accompany the planning application. These include:

- Ecological Impact Assessment

- Biodiversity Net Gain Assessment

- Flood Risk Assessment (FRA)

- Sustainable Urban Drainage Systems (SuDS) Drainage Strategy
- Heritage Assessment

- Archaeological Evaluation Report

- BREAAM Pre- Assessment

- Transport Assessment

- Arboricultural Impact Assessment

- Landscape and Visual Assessment

- Noise Impact Assessment

- Contaminated Land Assessment

- UXO Assessment (unexploded ordnance)

Site details:

6.

Shepherds Grove is located 2.5km (1.5 miles) east of the village of Stanton,
to the south of the A143. The site forms part of the undeveloped land
between the two existing industrial estates of Shepherds Grove East and
Shepherds Grove West, and extends to some 37 hectares. Shepherds Grove
employment site as a whole extends to approximately 53 hectares.

Shepherds Grove is a former RAF airfield site that is currently used for a
variety of purposes, including, industrial, warehousing, storage, and other
commercial uses. These uses developed during the 1970s and 1980s and are
located in two distinct areas - Shepherds Grove East, and Shepherds Grove
West - which are separated by an area of brownfield land that is now cleared
of buildings, structures and hardstandings.

To the north, the site is bounded by the A143 Bury Road, and to the east by
Sumner Road, which heads south and connects the A143 with Walsham Le



Willows in Mid-Suffolk district. To the south, Shepherds Grove adjoins open
countryside in arable use, interspersed by small areas of woodland. To the
south-west, Shepherds Grove West adjoins the hamlet of Upthorpe and
Shepherds Grove Park (a residential park homes site). To the west (north of
Shepherds Grove West), the adjoining land is also in agricultural use. To the
north of the site are several residential properties on the northern side of the
A143

9. Beyond the site and the A143 to the north is the village of Hepworth, and 1.6
km to the east is the village of Wattisfield (Mid-Suffolk district). The village of
Stanton is located 2km to the west, and the roads Grove Lane and Upthorpe
Road from this village provide the main access to Shepherds Grove West for
all vehicles, including commercial and HGVs. Shepherds Grove East is
accessed via two separate entrances from Sumner Road.

Site History:

10. Shepherds Grove is a former World War II airfield (RAF Shepherds Grove)
The base closed in 1963 and the “undeveloped” areas of the airfield were
returned to agricultural use. Two industrial estates were developed on those
“built” areas of the airfield, utilising some of the original airfield buildings,
most of which are now known as Shepherds Grove West.

Planning history (most recent):

Reference Proposal Status Decision date
DC/23/1154/0UT Outline Planning Application on

Application (means of adjacent site

access to be considered) - not yet

for demolition of existing determined.

buildings and structures to Referred to by
provide new employment some
floorspace (Classes consultees in
E(g)(iii), B2 and B8) this report as
including vehicular access  “Equation”
with all other matters

reserved

DC/19/1866/EIASS Request for Combined 28 October
Screening Opinion under 2019
Part 2, Regulation 6 and
Scoping Opinion under Part
4 Regulation 15, of the
Town and Country
Planning (Environmental
Impact Assessment)

Regulations 2017 - New
access road and
roundabout, 100,000 sg m
of employment floorspace,
commercial/roadside uses,
up to 400 dwellings,
associated infrastructure,
associated Community



SE/04/3917/P

SE/03/2902/P

SE/02/1747/P

Facilities and Strategic
Green Infrastructure and
Landscaping

Planning Application - Application
Renewal - Variation of Granted
Condition 1 (Standard

Time Limit) of planning

permission SE/03/2902/P

to allow extension of time

for submission of Reserved

Matters relating to outline

planning permission

E/90/3540/P for Class B1

(Business), Class B2

(General Industry) and

Class B8 (Storage or

Distribution) development,

together with service road

and access

Section 73 Application - Application
Variation of Condition 2 (a) Granted
(Standard Time Limit) to

allow extension of time for
submission of reserved

matters relating to outline

planning permission

E/90/3540/P for B1

(Business), B2 (General

Industry) and B8 (Storage

or Distribution)

development, together

with service road and

access

Planning Application - Application
Development of the site to  Granted
provide a Distribution

Centre comprising 114,900

square metres of B8

floorspace, plus ancillary

offices, parking for lorries,

cars and cycles, servicing

and access including a new
roundabout on the A143,
landscaping, 2.1 metre

high perimeter fencing and

the provision of two

surface water attenuation

lagoons as supported by

addendum to the

Environmental Statement

received 23rd August 2002

10 January
2005

6 October
2003

21 July 2006



Consultations:

National Highways (formerly Highways England)

11.

No objection — we have reached the conclusion that the application will not
result in a severe impact on the nearby A14.

SCC Highways

12.

13.

Original plans

In terms of traffic generation and impacts the Highway Authority (HA)
considers that the development is acceptable. The HA acknowledges that the
development proposal will generate traffic and at peak times may contribute
to congestion, but the related increases are not considered severe. The
application is therefore in accordance with NPPF par 111. The development's
considerable highway improvements would have a positive impact in Stanton
by substantially reducing HGV movement through the village. This would
reduce highway safety risk for all residents in the village. This would be
especially beneficial in reducing traffic movements outside the primary school
during school drop off and pick up times.

The additional footway connection enhances connectivity between the bus
stop and the development site. Although the width of the new footway is
below standard for a short section, the width increases to 2m and then up to
3.5m which continues to and slightly beyond the new roundabout. The
Highway Authority considers that the additional footway is a reasonable and
beneficial addition to the off-site highway S278 works package.

14. The development has not included the provision of a safe pedestrian route to

15.

the nearby village of Stanton. Despite meetings with the developers, where
the Highway Authority have been able to emphasise the importance of the
Stanton link, it remains absent. We understand that there could be an
arrangement where the liability for the provision could be shared with other
development. This may be an acceptable resolution, but no further details
have been provided for consideration so it cannot be considered at this time.

The NPPF (2023) is very clear in Section 9 that development should promote
sustainable travel by pursing walking and cycling opportunities (NPPF 104c).
It is regrettable that to date the application has not included the provision of
the missing link between the site and the existing Stanton footway. The
footway gap is approximately 650m, not an excessive distance. As it stands
anybody wishing to walk from Stanton will have to undertake the 650m non-
footway section on the carriageway. The Highway Authority notes also that
the NPPF 105 brings balance saying, "opportunities to maximise sustainable
transport solutions will vary between urban and rural areas, and this should
be taken into account in both plan-making and decision-making.". It is not
felt that the missing section of path would be rural in nature. The path in
guestion would provide a continuation of existing footway and although it
would be a field edge, the setting is not typically rural because it would



16.

17.

18.

19.

20.

21.

22.

provide a connection between the nearby urban areas, Stanton and the new
development.

We note that the existing footway between Stanton and Shepherds Grove
Park is not wide enough to cater for cycle use. There would be merit in the
application to deliver an enhanced pedestrian and cycle provision along the
entire length of the route between Stanton and the site. This could link to the
provision that the spine road construction will deliver. It is this level of
provision that would provide a safe route and really promote the prospects of
increased numbers of movements to the site by sustainable travel modes.
This would be a benefit to residents employed on the site and for visitors to
the services that will occupy the site.

In terms of the costs of such provision, we acknowledge they would be
substantial but the optimal time to secure these facilities is at this stage.
Subsequent reserved matters applications are unlikely to have the scale to
be able to deliver provision of this scale if it is not secured now.

The Highway Authority recognises that the this is a very significant, major
development, and is the scale of development that would attract comments
from Active Travel England (ATE). Clearly, they would support the provision
of the best possible facilities because such facilities would optimise the
opportunity for increased sustainable travel. This is the level of strategic
investment that is required to enable a shift towards much higher levels of
sustainable travel that the government plans.

In terms of West Suffolk's own planning policies, we note CS7 Sustainable
Transport stating that all development will be required to provide for travel
by a range of means of transport other than by private car.

For the reasons above the Highway Authority continues to recommend that
the planning application is not in accordance with NPPF 110 a) that
appropriate opportunities to promote sustainable transport modes can be -
or have been - taken up, given the type of development and its location; and
b, that a safe and suitable access can be secured by all users.

The application has not evidenced that it is accordance with the section of
NPPF 112, that applications for development should: a) give priority first to
pedestrian and cycle movements, both within the scheme and with
neighbouring areas.

Amended plans (additional off-site highway works proposed) (received
07.01.2024)

Following submission of further proposed off-site highway works to provide
for a section of footpath to the south side of Grove Lane resulting in complete
footpath connection to Stanton village along Grove Lane, SCC Highways have
accepted that an acceptable level of footpath connection is achievable in
accordance with the NPPF.

SCC Minerals & Waste

23.

No objection.

SCC Archaeology




24. The application area has already been subjected to archaeological works and
all works have been completed. No further archaeological work is required,
we have no comments or objections.

Environment Agency

25. No objection.

SCC Fire & Rescue

26. Access to buildings for fire appliances and firefighters must meet with the
requirements specified in Building Regulations Approved Document B, (Fire
Safety), 2019 Edition, Volume 1 - Part B5, Section 11 dwelling houses, and,
similarly, Volume 2, Part B5, Sections 16 and 17 in the case of buildings
other than dwelling houses. These requirements may be satisfied with other
equivalent standards relating to access for fire-fighting, in which case those
standards should be quoted in correspondence.

27. Suffolk Fire and Rescue Service also requires a minimum carrying capacity
for hard standing for pumping/high reach appliances of 15/26 tonnes, not
12.5 tonnes as detailed in the Building Regulations 2000 Approved Document
B, 2019 Edition.

28. Suffolk Fire and Rescue Service recommends that fire hydrants be installed
within this development on a suitable route for laying hose, i.e. avoiding
obstructions.

Anglian Water

29. The foul drainage from this development is in the catchment of Stanton
Water Recycling Centre which currently does not have capacity to treat the
flows the development site. Anglian Water are obligated to accept the foul
flows from the development with the benefit of planning consent and would
therefore take the necessary steps to ensure that there is sufficient
treatment capacity should the Planning Authority grant planning permission.

30. The proposed used water connection is acceptable, via a length of gravity
sewer into the Anglian Water network. We do not require a condition in
planning for foul water.

Natural England

31. No objection.

Place Services (Trees)

32. No objection - A management plan for the new planting along with a detailed
plan has been submitted as part of the application. The suggested tree
planting and aftercare is suitable for the site and mitigation for those trees
and hedges to be removed. It is recommended that the TPO protection
should be extended to include the new tree planting on site to prevent
confusion in later years with the existing vegetation and to make sure the
new trees are managed in conjunction with those already on site.



33. There are a few further details that will need to be covered prior to any

34.

construction commencing on site. These would be the site access as many of
the trees border the site and ground protection may be needed during the
first stages of development prior to hard surfacing, the need for ground
protection in line with BS5837 (2012) and the designated weight
specifications should be considered. Further details regard encountering roots
during encroachment within the RPA should be included particularly in
relation to BS5837 (2012) Section 2. These details and any facilitation
pruning should be covered as part of an Arboricultural Method Statement
(AMS) for the site.

Where permission is granted subject to conditions, the following should
apply:

- Submission Of Arboricultural Method Statement
- Implementation of landscaping

Place Services (Landscape)

35.

36.

A Landscape and Visual Analysis (LVA) has been submitted. On review, the
assessment has been carried following best practice guidelines by the
Landscape Institute, Guidelines for Landscape and Visual Impact Assessment
(GLVIA3). We agree with the judgements and conclusions included in the
submitted (LVA). The site is recognised in planning policy under Policy RV4:
‘Rural Employment Areas’ of the Rural Vision 2031 (adopted in September
2014) therefore the principle of development on the site is not opposed.

We consider that the proposed mitigation under the submitted proposal has
appropriately dealt with the adverse effect and has deliver biodiversity
benefits and positive landscape features that will help to screen and filter
views of the new building units. The acceptability of the proposals will be
subject to the implementation of the landscape principles from the landscape
masterplan ((970-MP-01 Rev B1) and the detail landscape scheme, and the
use of appropriate colour to the new building units. We would request that
glades and rides areas are shown within the detail planting plans (970-SW-
01 - 970-SW-16).

Place Services (Ecology)

37.

38.

No objection subject to securing biodiversity mitigation and enhancement
measures. We are satisfied that there is sufficient ecological information
available for determination. This provides certainty for the LPA of the likely
impacts on protected and Priority species and habitats and, with appropriate
mitigation measures secured, the development can be made acceptable.

Recommends the following conditions:
Action required in accordance with ecological appraisal recommendations

Concurrent with reserved matters prior to commencement: construction
environmental management plan for biodiversity

Concurrent with reserved matters: prior to commencement: farmland bird
mitigation strategy to be agreed with reserved matters



- Concurrent with reserved matters prior to commencement: biodiversity
net gain design stage report

SCC Flood and Water (Local Lead Flood Authority)

39. No objection, subject to the following conditions:
Full application

- Submission of a full surface water drainage strategy (pre-
commencement)

- Submission details of the implementation, maintenance and
management of the approved drainage (pre-commencement)

- Submission of a Construction Surface Water Management Plan (pre-
commencement)

Outline application
- Surface water drainage scheme to be submitted concurrently with RM
application

- Submission of SUDS drainage verification report.

Private Sector Housing and Environmental Health

40. No objection, subject to appropriate conditions relating to the submission of a
Construction Method Statement, hours of construction, noise protection and
mitigation, lighting, and odour control..

Conservation Officer

41. The Council’s Conservation Officer has confirmed that there would be no
impact on the setting of the identified listed buildings.

SCC Archaeology

42. The application area has already been subjected to archaeological works and
all works have been completed. SCC Archaeology have confirmed that no
further archaeological work is required, and they have no objections to the
development.

Health & Safety Executive

43. The application area has already been subjected to archaeological works and
all works have been completed. SCC Archaeology have confirmed that no
further archaeological work is required, and they have no objections to the
development.

Economic Development

44, Offered the following comments:

- The application is the realisation of a long-held employment allocation,
bringing forward job opportunities in this part of West Suffolk. However, it
would be useful to work the company to understand the skills, positions
and job numbers that would be delivered by the motor vehicle business.



- The application provides much needed road infrastructure to enable the

whole site to be accessed, as well as linking to the existing commercial
areas of Shepherds Grove.

- This application will provide opportunities for other local companies to

relocate and expand.

Representations (summarised - full comments can be found in the online
planning file):

Stanton Parish Council - Support

45.

46.

47.

48.

49,

50.

51.

Stanton Parish Council held a Public Meeting on Thursday 4 October 2023.
Attendees were asked to indicate whether they opposed or supported the
planning application. Out of 39 responses, 5 were in support and 34 opposed
the application.

Concerns Traffic - There is a concern that both this development and the
Equation application will have a massive impact on traffic not just in Stanton
but stretching all along the A143 from Bury St Edmunds to Diss and
neighbouring villages.

There has been no indication of the diversion route should the A143 be
closed for any reason as there would be no suitable alternative route that
does not go through rural villages. Copart’s operation involves selling cars by
online auction which then need to be delivered (car transporters) or collected
(on suggested flatbed trucks) by the buyer who is given a timed slot to
collect. There is no mention of any waiting areas that could be used by
buyers who have arrived earlier than their timed slot. It has been noticed
that at other Copart locations, those collection vehicles often park randomly
and can cause problems for local residents.

Environmental and noise - The parish council shares its concerns with
residents about the potential environmental impacts of this development. The
increase in the number of vehicles using the A143 can only have a
detrimental impact on air quality.

There are also grave concerns about pollutants leaking from stored vehicles
into the ground. Although there is gravel on the ground to try and contain
this, some of it will inevitably leak through. Copart have previously been
fined for violating hazardous waste laws both in this country and
internationally.

Opening hours - The potential for around the clock operations is likely to
constitute a noise nuisance.

Employment opportunities (& losses) - West Suffolk has higher than average
employment opportunities therefore any new employment created by the
planning application is likely to require recruitment from outside the local
community, thereby lessening the benefit locally and increasing the number
of workers that would need to drive or use public transport.


https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=RN8NI1PD04S00
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=RN8NI1PD04S00

52.

53.

54.

55.

56.

Opportunities - Relief road The building of a relief road would be welcomed
by most Stanton residents. This is something that has been discussed for
several years and the possibility of it being built would be a massive benefit
to the whole community. It would eliminate the need for HGVs to drive
through the village along roads that are narrow at best and occasionally
become single vehicle wide when cars are parked on the side of the road.
This has become a major issue in the last few years.

We understand that there would be a restriction to prevent HGVs going
through the village as they would have to use the proposed new relief road to
get to the A143. The businesses operating from Shepherds Grove Industrial
estate are fully in support of such a relief road.

The residents of Shepherds Grove Park and any residents in Upthorpe Road
would also benefit by getting easier access to the A143.

Employment opportunities - Any local employment would benefit the
community especially by those that may have to currently travel outside of
the village for work and have to rely on public transport. Having weighed up
the concerns and opportunities of this application at their meeting on 12
October 2023, the councillors of Stanton Parish Council have concluded that
the benefit of the building of a relief road outweighs the concerns they have.
There was a majority vote of 5 in support and 1 against the application.
Stanton Parish Council therefore support the application.

However, this does not lessen the concerns that have been raised above and
in particular the parish council would like to see a condition on the application
that sufficient and suitable car parking is made available to any buyers who
are collecting auction purchases.

Hepworth Parish Council - Objection

57.

58.

59.

Hepworth Parish Council sent a holding objection to DC/22/2190/HYB in
February 2023. This response focuses on the new information recently
provided by the developer.

It is our view that nothing within the further documentation provided by the
applicants adequately addresses the concerns raised within our response of
February 2023. Specifically, Plots A-C: The applicant has not specified what
type of businesses will be accommodated on what is currently agricultural
land, and therefore its impact upon traffic flows; noise and light issues and
the residential amenity of those living closest to them cannot be properly
assessed.

Traffic volumes and routes: Nothing within the additional information
supplied by the applicants and their client Copart, addresses our concerns
about how customers of Copart will use the local road network to access the
proposed development or how any conditions regarding routing will be
monitored and enforced. Further, we believe that the continued reliance upon
TRICS data to calculate traffic volumes is deeply flawed and should not be
relied upon by the Planning Officers or Planning Committee. A basic
examination of the Copart website gives an illustration of the numbers of
vehicles being sold at each Copart site on a daily/weekly basis. We would
urge the Planning Officers to enquire with Copart how many vehicles they



60.

61.

62.

63.

64.

65.

66.

67.

68.

expect to be recovered to the proposed site on a weekly basis and how many
will be sold each week.

It is our belief that the proposed site at Shepherds Grove would be the
largest Copart site in the UK. It is inconceivable that Copart have not scoped
the numbers of vehicles, which according to their own information, would be
recovered from all IP & NR post codes and some northerly CB post codes.

Risk of flooding in Hepworth: Again, nothing within the additional information
addresses our concerns about the increased risk of flooding in The Street
Hepworth, arising from the proposed development.

Environmental Concerns: In February 2023, 3 Hepworth Parish Councillors
made an unannounced visit to the Copart site in Wisbech. Whilst the
Councillors were in attendance, they observed heavy plant scraping the
surface of the site and several tipper lorries laden with soil leaving the site.
Planning officers will be aware of a large fire at a Copart site in Rochford in
August 2023. Hepworth Parish Council is therefore concerned about the
significant risk of pollutants finding their way into local water courses and
negatively impacting air quality. Nothing within the additional documentation
assuages those concerns.

Economic Benefits for Hepworth & surrounding areas: Unemployment rates in
West Suffolk are considerably lower than other parts of the East of England.
Nothing within the additional information provided by the applicants,
demonstrates how the proposed development would deliver economic
benefits to local communities.

2019 MASTERPLAN: The Planning Statement, unamended since issued in
December 2022, at para 4.8 makes reference to the 2019 Shepherds Grove
Masterplan. However, the West Suffolk Council decision notice adopting this
Masterplan clearly shows that the Masterplan was adopted on 16 October
2019 as informal planning guidance for a period of 3 years.

The Parish Council sought clarification of this document from the lead
planning officer and the response received on 21 August 2023 is confusing:

"....the adopted masterplan has indeed now expired. However, as there is no
masterplan that has superseded it, it is still a material consideration for
proposed development on the site, albeit given less weight."

The inference seems to be that in the absence of any replacement there is
some sort of vacuum, and the 2019 Masterplan should continue to be given
some weight. However, this ignores the obvious fact that the document is
time limited and has now expired; hence it is of no further effect.

This is a matter of some importance as the 2019 Masterplan appears to
underpin elements of the Jaynic proposal, especially the inclusion of Plots A-
D.

The document was never adopted as formal SPD. The Council's preparation
of the document makes it clear that it was to be treated as informal planning
guidance and it could not be otherwise. It is a lapsed, time-limited document
prepared by a commercial entity in support of its business aims.



69.

70.

Consequently, the 2019 Masterplan should be given no weight and it should
not be allowed to colour the view of the Council's officers or other consultees.
The document in no way binds the Council to granting planning permission
for Plots A-D . Instead, the Jaynic proposal should be considered on its
individual planning merit.

HEPWORTH PARISH COUNCIL POSITION - Hepworth Parish Council OBJECTS
to this application on the basis that the proposed development is
inappropriate for the location and the potential value to the local community
is far outweighed by the indicative impacts.

Hepworth Parish Council (further comments)

71.

72.

73.

On Monday 16 October 2023, Hepworth Parish Council were copied into the
formal notification by Jaynic to West Suffolk Council that Copart had served
notice on them to terminate their contract and will not now be pursuing their
proposed development at Shepherds Grove. The Parish Council noted that
this correspondence also confirmed Jaynic's commitment to the site and that,
in their view, Copart's withdrawal is not technically material to the planning
application and should continue to be progressed for a decision.

Hepworth Parish Council completely reject the view that Copart's withdrawal
is not a material consideration and would like to point out that Jaynic's own
Planning Statement (para 5.6) states that:

“.... the latest proposals for The Site now include a specific B8 user in the
form of Copart, who would develop around one third of The Site. Copart
represents a rare 'once in a generation' and previously unforeseen
opportunity to develop a substantial part of The Site...”

The withdrawal of this key user, upon which much of the associated traffic,
noise and environmental studies supporting the application have been based
upon, is therefore very much a significant material consideration.
Accordingly, the Parish Council considers that West Suffolk Council should
request Jaynic to delete the Copart red line site from the current application
and determine the remaining elements, namely the road infrastructure
improvements and plots A-D. This is particularly important given Copart's
unique business model which clearly places it outside Use Class B8. In terms
of fact and degree, Copart's activity is a sui generis use. It does not fall
within Class B8.

Great Ashfield Parish Council - Object

74.

75.

We strongly OBJECT to the commercial development proposals at Shepherds
Grove, Stanton. The area surrounding the development is rural in nature &
the local infrastructure is ill equipped to accommodate the volume of traffic it
will create; planning & highways authorities need to consider the needs of
the whole community before allowing inappropriate development to further
destroy local communities.

As a small village neighbouring Badwell Ash we are likely to be affected by
the substantial increase in traffic generated by the development proposals.
As with all other village communities in the area we already suffer from
significant traffic problems associated with HGV's using unsuitable local roads
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& through traffic paying little or no attention to current speed limits, SID
devices etc.

Additional vehicle numbers are quoted to be 4,500 to 5,000 vehicles, with
24-hour access to site. The main concern is that the A143 will not be able to
take the increased traffic, forcing extra vehicles onto local roads. Potential
future developments on the sites adjacent to the proposed roundabout on
the A143 will compound the situation.

Prior to any permission being granted Developers and business operators
should be tied to enforceable travel routes for all vehicles entering and
exiting the site & all HGV's should, without exception, be restricted to the
A143, and no such traffic should be permitted to use local roads. Weight
limits and signage on the A143 e.g. "DO NOT FOLLOW SATNAYV for
destination XXX" should be installed.

Ultimately, whilst Shepherds Grove is designated for commercial
development, any such development should be appropriate to its location &
surrounding infrastructure, commercial operations generating such high
volumes of HGV traffic should be in areas where easy access to main routes
should be prioritised, ie. as close to the A14 corridor as possible & not out in
the countryside.

Mellis Parish Council — Object

79.

There are significant associated highways issues due to the increase in HGV
traffic this development will create, both during construction and afterwards.
The surrounding roads are not designed for this type or volume of traffic, and
it will have a detrimental impact on nearby parishes as well as the immediate
area.

Wattisfield Parish Council — Object

80.

81.

82.

It is acknowledged that the site is earmarked for industrial use but it is
suggested that there will be a significant increase in vehicles of varying types
using the A143 and local lanes to access the major road network. It is
recognised that the A143 is already under pressure in various locations
causing the local lanes to be used as rat runs. The A143 needs upgrading in a
number of locations to be able to cope with this increase in vehicles in
addition to the additional vehicles that will be using the A143 as a result of
other developments along the corridor.

The increased number of vehicles will worsen the air quality in a number of
locations where queues will form. Also, the air quality, and the rural
environment, will worsen in the surrounding villages as the lanes are used for
rat runs.

It is also considered that the development on plots A to D is inappropriate in
a rural location. This is a rural stretch of the A143 and whilst there are no
details of the type and size of the buildings in the outline application, it is
thought that any buildings would spoil the rural feel and street view.

Westhorpe Parish Council - Comments
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We rely on the planning authority to support the local community in
managing traffic routes/volumes and minimising light pollution. We request
the upgraded road network is in place before work starts on the site. We are
apprehensive about the proposed takeaway as we believe it may result in an
increase in litter.

Coney Weston Parish Council - Comments

84. Additional Traffic, from the viewpoint of Coney Weston the biggest issue is

85.

86.

87.

88.

the increase in traffic movements especially on A143, and the likely increase
in some traffic using the lanes around the village to cut through to Hepworth.
This is @ major concern for Hepworth residents. Perhaps a suggestion should
be that there is an agreed transport route for the deliveries/Copart lorries,
NOT using country lanes.

Environmental issues, fluids may be removed from cars on site but only as
necessary, there are no plans to dismantle the vehicles, merely park them
auction them and deliver them to the purchaser.

Construction Traffic concerns, this is a large site and there have been
concerns expressed about the level of construction traffic, as basically the
vehicle parks will be covered in a deep layer of gravel/stone. Again the only
sensible solution should be an agreed route.

Noise from site, there should be no additional noise, once delivered the
vehicles are parked until they are sold, and then dispatched to the new
owners.

BENEFITS - Brown field site being usefully employed. Around 90 additional
jobs locally. Improved road infrastructure, meaning traffic can access the site
direct form A143 without driving through the village of Stanton. The
development is split into 4 sites, again concern had been expressed about a
restaurant and petrol station to be close to the new roundabout, residents
state that others have gone out of business.

Bardwell Parish Council - Object

89.

90.

Bardwell Parish Councillors would support the development of this site for
light industrial or commercial use. However, having now been supplied with
more details about the proposal, they consider the location of a Copart
vehicle processing centre to be unsuitable on this site.

Volume of traffic: The A143 cannot be considered a good transport link,
especially towards Bury St Edmunds; concerns have already been outlined
regarding the current level of use, and planned housing. The very high level
and type of transport used by Copart will have a significant impact on the
current problems. Stanton is served only by the one major road, the A143,
but is connected to the surrounding villages by a network of small single
track roads. These roads are already used by drivers to shorten their route
by driving through Bardwell, Hepworth and Walsham-Le-Willows. Whenever
there are delays or road closures on the A143, Bardwell becomes gridlocked
at times as drivers attempt to avoid the delay. With no details of what action
is proposed to resolve either the current or future issues, councillors find this
application unacceptable.
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Storage and site contamination: The plans show storage areas which can
hold in excess of 5000 vehicles, which can be in various states of accident
damage. This will inevitably lead to oil and fuel leakage into the ground.
There appear to be no plans to provide fuel interceptors, or bunded areas to
prevent land and underground water contamination.

Light pollution: The storage areas have in excess of 100 floodlights, over half
with an output equivalent to 490W. Even with the proposed shielding, the
opinion of councillors is that this will create an unacceptable level of light
pollution.

Noise levels: Car processing and dismantling is a noisy process, and
councillors believe that in this location the noise will adversely impact
wildlife, the SSSI, those who live in close proximity, and footpath users.

Fast food outlet: Councillors were not in support of having a fast-food outlet
on the site. Such types of food are now being actively discouraged. They
increase car use and traffic levels, and generate litter from discarded
packaging and cups, and therefore should not be located in rural areas.

Walsham le Willows Parish Council — Object

95.

96.

97.

Walsham le Willows Parish Council has considered the application at the
Parish Council meetings in January and February 2023. The Council resolved
to object to the application. The Parish Council also considered that if the
application were to be approved, what appropriate conditions should be
imposed on that permission. Walsham le Willows is an adjoining parish within
Mid Suffolk District. The application site is approximately 800m from the
parish boundary of Walsham le Willows.

Principle of Development: The Parish Council have concluded that it will be
difficult to sustain an objection to the principle of this form of development of
this site as it has already been established through the Adopted Rural Vision
2031 and the Masterplan. Although adjacent to the site Walsham le Willows
is not in the West Suffolk area so the Parish Council was not consulted on
these documents. The submitted application is broadly in accordance with
both of those policy documents and the potential benefits in terms of jobs,
highway improvements and other facilities are likely to outweigh the Parish
Council’s objections in relation to the principle of development. The Parish
Council has instead focussed its attention on matters of detail and matters
which (if the application is granted) should be covered by condition.

Details of objection/comments:

a) The increase in traffic: The movement off site of soil and debris and the
movement onto site of aggregates. The application does not give an
estimate as to the total number of movements, but we estimate that it
is likely to be several thousands. The considerable increase in traffic
movements that will result both during and after construction, on roads
not designed for such volumes. The strong likelihood that the resulting
increased traffic will use inappropriate roads and access routes rather
than the A143 both during and after construction. The application
makes a virtue of proximity to the M1 which is approximately 100 miles
away. None of the other Copart sites are this far from such a major



b)

d)

transport route. The A143 is not a major road anything like those that
support other Copart sites.

This is an important point. Securing the highways infrastructure is
critical and this needs to be achieved ahead of the rest of the
development taking place or the traffic impacts on the surrounding
rural area will be severe. The car processing use which is of a
significant scale should not be implemented until the highways works
are complete and it is imperative that the situation is avoided whereby
the other uses are operating without the highways works having taken
place. The two elements need to be tied together either through a legal
agreement or a condition. The legal agreement being the preferable
mechanism. In addition, the production of an agreed Construction
Management Plan which controls the practical construction and
development of the site should be produced and enforced. Such a
document will control the sequence of events and how the site is to be
constructed including details of traffic routing, development triggers,
phasing etc. This is essential to avoid the implications set out above. It
is noted that there is currently a Highways Direction on the application
from National Highways which means that application cannot be
determined until May to give them the opportunity to assess the
implications on the Strategic Road Network. The remit of National
Highways would not extend to the rural roads around the site which fall
under Suffolk County Council who have not yet responded in their
Highways role. Suffolk County Council have responded in their role as
Lead Local Flood Authority and have raised a ‘holding objection” whilst
the applicants are given time to address their concerns including
undertaking further work in respect of flood risk and surface water
drainage.

The creation of nuisance: Through the noise, dust and light emitted
from the site. Given the scale and proposed nature of some of the uses
it is essential that these issues are properly assessed in order to protect
the amenity of local residents. The wider landscape is relatively flat and
therefore sound is likely to carry for some distance and also the site will
have a visual impact - even more so at night where a lighting scheme
is proposed. Any permission should have rigorous conditions to govern
impacts but also to be successful they will need to be enforced. The site
is the largest rural employment site in the District so should be a
priority for the Council.

Methodology for measurement of net gain in Biodiversity & target. A
net gain for biodiversity is not possible due to the scale and location.
Whilst biodiversity net gain (BNG) is not yet mandatory (November
2023 expected), the application is expected to set out how it will
achieve this. In this case BNG may need to be achieved off site in some
form and the Local Planning Authority should condition this
appropriately.

The further loss of Dark Skies. It is likely that planning policies
regarding light and dark skies cannot be adhered to. Given the scale of
the development, which is accompanied by a lighting plan (amended),
and the general landscape character of the area, the lighting of this
development has the potential for significant impact across a wide area
and should therefore be conditioned accordingly.
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Matters for conditions. If, despite objections, the application was to be
approved the Parish Council requests that conditions are applied and robustly
enforced to protect the quality of life of local residents, specifically:

- Development work on the site should not start until the roundabout is
in place and fully operational to avoid the inappropriate use of local
village roads during construction. In particular, the locally known
concrete road which joins Summer Road and is cited in the application
to be used for access during construction.

- The issue of construction could be addressed via a Construction
Management Plan which will clearly control the construction of the site.
This could be secured via a pre-commencement condition requiring the
production of the Construction Management Plan.

- The issue of securing the highways works before the other uses are
implemented should be dealt with either through a condition or
preferably a legal agreement to ensure that the remainder of the site
is only developed once the highways works are complete.

- The new roundabout must be in place prior to the commencement of
the development otherwise the significantly increased lorry movements
through the accident black spot at the junction of the Summer Road /
A143 would be unsafe.

- A clear and unambiguous transport plan should be drawn up and
strictly enforced based on the category appropriate to the volumes
involved. This could be secured via S106/legal agreement. However, it
will require enforcement.

- Clear and unambiguous conditions should be applied to minimise
impacts of light and noise pollution during construction and operation.
This could be addressed in part by a Construction Management Plan
imposed as a pre-commencement condition.

- Clear and unambiguous conditions should be applied to control the
generation of dust during the period of the construction. This could be
addressed in part by a Construction Management Plan imposed as a
pre-commencement condition.

Enforcement and Monitoring: However, as a general point, conditions are
only effective if they are enforced. Given the Adopted Local Plan indicated
that this site is the largest employment site in the rural area, it should
therefore be given a priority by the Local Planning Authority for condition
monitoring and enforcement.

Furthermore, the Local Planning Authority could adopt a proactive approach
by establishing a Liaison Group consisting of representatives from the
applicants, the LPA, SCC and relevant parish councils who could jointly assist
with the monitoring of the development, through construction to
implementation but thereafter to monitor compliance with conditions.

The Liaison Group could be the first port of call for discussion and resolution
of any ongoing matters arising from the development and operation of the
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site. There are precedents for this approach where the scale of a
development has likely wide-reaching impacts and is used by a number of
LPAs (Broads Authority for extension to Cantley Sugar Factory, Breckland
Council for construction and implementation of the FibroThet power station).

Such groups are usually established once permission has been granted and
have clear terms of reference, although the role may evolve over time and
can be temporary or permanent depending on need.

Barningham Parish Council — Object

It is felt that this type of industry, at this scale, is not appropriate for a rural
location. The Parish Council feel that the single carriageway road network is
not suitable for such an enterprise and that it would be better to locate it
along the A14 corridor, a dual carriageway equipped to deal with the size and
volume of vehicles that this enterprise will bring. In addition, it was felt that
traffic will undoubtedly use the road network through local villages as an
easy route to the Al11l. There are also concerns about the environmental
impact such a development will bring. Light, noise and air pollution are likely
to increase significantly. The significant increase in traffic, coupled with the
detrimental environmental factors mentioned above, are very likely to have a
substantially negative impact on the quality of life of those who live near, and
along the route, of the proposed development.

Ixworth & Ixworth Thorpe Parish Council - Object

In July 2022, the Chairman of Ixworth and Ixworth Thorpe Parish Council
attended the public consultation exhibition hosted by the applicant in Stanton
Village Hall and expressed concern at the volume of traffic (both HGV and
employment) that would be generated from this site and the unique impact
this will have on the A143 at Ixworth between the A1088 roundabouts. This
stretch of road is a 60-mph national speed limit with northbound being a
dual-carriageway and southbound being a single-carriageway. In the middle
of this stretch of road is two dead-ends of Crown Lane created upon the
construction of the bypass in 1986 which is part of a public footpath network
where pedestrians are required to ascend/descend steep staircases and cross
the three lanes of traffic. As per the details in the St. Edmundsbury Borough
Council Rural Vision 2031 that was adopted, it is recognised that this safety
hazard requires the provision of a safe crossing over the A143 by way of a
footbridge which was initially anticipated to be delivered in-line with major
housing development in Ixworth.

Suffolk County Council Highways Department were anticipated to undertake
traffic modelling data to assess the impact of this application on the vicinity
of this development including the A143 at Ixworth. Most unhelpfully, they
have confirmed they will now not do this.

Material Planning Reasons for Objection - This application accelerates the
requirement for a safe crossing by way of a footbridge over the A143. Given
that this application will exacerbate the already long-overdue need for such a
safe crossing, it is disappointing that despite providing these strong
representations to the applicant that no provisions have been included within
this planning application.
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From the applicant’s transport assessment, it anticipates 924 vehicle arrival
movements and 931 vehicle departure movements in a 12-hour period.
78.8% of these will come from the west (ie. from Ixworth heading towards
the site and proposed development). At that rate, 728 vehicle arrival
movements and 733 vehicle departure movements can be expected to utilise
the A143 Ixworth Bypass. These figures do not take into account the
additional uses the applicant seeks for this site by way of a potential public
house and/or fast-food facilities that will likely generate a significant increase
in traffic.

108. The A143 Ixworth Bypass is already incredibly congested during weekday

109.

110.

peak period times (from 07:30am to 09:00am and from 16:30 to 18:30 in
the evenings). This significant increase in vehicle movements will exacerbate
that congestion as well as the safety hazard for pedestrians crossing the road
to benefit the access to countryside and green open spaces. The transport
assessment does not appear to give any information as to how the
generation of construction traffic during the period of development.

Within the application, the applicant suggests that they would look to create
footpath/cycling access to the site “safely”. If someone from Ixworth was
employed at that site and wanted to travel by cycle, they cannot do that
safely given the way the A143 is at the moment as well as considering the
current extent of traffic congestion. Most people would likely prefer to use
quieter roads and lanes but for anyone living in Ixworth, this means crossing
60mph roads or negotiating roundabouts. A footbridge across the bypass
would give people the ability to cross safely and use the quieter roads
between Ixworth and Stanton to commute to/from work.

Ixworth and Ixworth Thorpe Parish Council would be very willing to engage in
meaningful dialogue with the applicant and any other key stakeholders such
as West Suffolk Council S106 Officers and the Planning Case Officer as well
as Suffolk County Council Highways Department to further discuss the
reasoning behind this objection and the indisputable requirement that this
application provides the footbridge over the A143 that is not only already
long overdue but will most likely see a catastrophic event take place in the
event that this application is granted consent whilst overlooking the wider
impacts to immediate neighbouring villages. Unfortunately, Suffolk County
Council Highways Department have, by their own admission, only advised
that the “immediate vicinity” of the proposed development needs to be
considered which seems to exclude impacts on any neighbouring villages.

Fornham St Martin cum St Genevieve Parish Council — Object

111.

Submit objections to this application, on the grounds of increased traffic
becoming likely on the A143, as many of our residents often use the A143 for
commuting, we feel this would cause inconvenience. We therefore support
the objections and concerns raised by Walsham Le Willows Parish Council in
regards to the Increase on Traffic movements;

- The considerable increase in traffic movements that will result both during
and after construction, on roads not designed for such volumes.

- The strong likelihood that the resulting increased traffic will use
inappropriate roads and access routes. The A143 is not a major road
anything like those that support other Copart sites.



- Securing the highways infrastructure is critical and this needs to be

achieved ahead of the rest of the development taking place or the traffic
impacts on the surrounding rural area will be severe.

Green Ixworth

112,

113.

114,

115.

116.

117.

118.

Green Ixworth represents those concerned with the built and natural
environment in the eastern part of West Suffolk and are OBJECTING to the
Copart Development at Shepherds Grove, Stanton.

We are mindful of the needs to reduce traffic for reasons of Climate Change
and replace fossil fuelled vehicles and that entails providing more local
employment for local people and scrapping older vehicles. We therefore
understand the need to support developments where this principle applies,
providing our concerns are met. However, the details provided in the
application lead us to be unable to support it and therefore object to the
development as it stands.

In summary - the site has already been zoned for development. However,
concerns remain:

- The site is unsuitable for car breaking on a very large scale in a very
rural and generally quiet area.

- There is evidence of not being a good neighbour and ignoring statutory
regulators.

- A large increase in heavy traffic on an already heavily congested A143.
- Potential damage to the aquifer and local water bodies.
Unless these matters are fully addressed the benefits of the development;
local jobs, access to the A143 from Shepherds Grove West and reducing

heavy traffic in Stanton, all of which we welcome, would be lost.

Local residents and businesses

Four letters of support have been received from businesses at Shepherd’s
Grove as well as the previous landowner of the application site. A summary
of their comments is as follows:

MGF (Trench Construction Systems) - As a business we see the proposals,
including the new road to the A143 as a key part in our future plans to invest
and grow our Depot at Stanton. Even though we don’t generate a great deal
of traffic, we do receive several deliveries from HGV’s and other large
vehicles which are currently having to access our Depot through the village.

Property Recycling Group Plc -— We support this application and are very
pleased that after all these years this vacant brownfield site (which has been
earmarked for employment development since the 1980’s) can finally come
forward for commercial development. The development will be a
gamechanger for the residents of Stanton, removing the need for HGV's to
navigate the village streets past the primary school; but it will also resolve
the access issues experienced by local businesses, some of whom may have
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help back investment or aspirations for future growth as a result of the
highway constraints.

The cost of the highway improvements is vast and has always been the
major hurdle in delivering an employment development on this land. It
requires the support and investment of a larger business occupier, which
history tells us is a once in a generation occurrence (IKEA around 20 years

ago).

Crowland Cranes & Dorling Transport - The only way to access the main road
(A143) is via the Upthorpe Road. This route takes us pass the school which
at the start and finish of the school day the road is lined each side with cars
leaving a narrow channel for us to pass through which in turn can be very
dangerous. Once we get passed the school, we have then contended with an
ever-growing amount of parked cars along the Hepworth Road which will
increase when the new Coop store opens. I have been waiting anxiously for
the development to the north (Hepworth) by Messrs Jaynic. The situation at
Shepherds Grove desperately requires this road to relieve the dangerous
situation as described. I would be grateful if you could advise me of the
commencement date of the project which is so urgently needed.

One hundred and five (105) letters of objection received to the original plans
and application information from local residents. The issues and concerns
raised can be summarised as follows:

e Development of Shepherds Grove will add to flooding issues in
Hepworth

A143 will not be able to cope with additional traffic

Masterplan for the site has expired — a nhew one should be produced
Light pollution

Litter pollution

Noise pollution

Increased traffic on smaller village roads

Health impact on local residents

Over-development of the site

Environmental impact from pollution of the site

Rural area will not be able to support the increased traffic flows from
the site

No need for another public house in the area

Detrimental impact on air quality

Road in Hepworth not suitable for additional traffic

Additional carbon produced by the development will add to the climate
emergency

Level of job creation on a site of this size is below average

No social benefit from the development

Hepworth will become a cut through for motorists

Insensitive development in a rural area

Precedent for future development along the A143

Impact on wildlife/biodiversity

Danger from fire - risk to Avanti Gas site

Industrialisation of the countryside

122. Joseph King (Norfolk) Co-ordination (owners of land at Shepherd’s Grove

leased to Avanti Gas) raised concerns specific to their tenant’s operation.



They requested further details on what will be stored within the building and
adjacent tank farm and what form of ‘processing’ will be taking place as well
as details on any anticipated noise generated by the intended operations.

123. They also requested that there is uninterrupted access to the Avanti Gas site
so that operations are not detrimentally affected by the development
proposals during the construction phase and following completion of the
development. A request was also made for the proposed access alterations to
be undertaken and completed in the first phase of the development, and that
access to the Avanti Gas site is maintained at all times.

Policy:

124. 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.

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

Core Strategy Policy CS2 - Sustainable Development

Core Strategy Policy CS3 - Design and Local Distinctiveness

Core Strategy Policy CS4 - Settlement Hierarchy and Identity

Core Strategy Policy CS7 - Sustainable Transport

Core Strategy Policy CS8 - Strategic Transport Improvements

Core Strategy Policy CS9 - Employment and the Local Economy

Core Strategy Policy CS14 - Community infrastructure capacity and tariffs
Policy DM2 Creating Places Development Principles and Local Distinctiveness
Policy DM3 Masterplans

Policy DM6 Flooding and Sustainable Drainage

Policy DM7 Sustainable Design and Construction

Policy DM11 Protected Species

Policy DM12 Mitigation, Enhancement, Management and Monitoring of
Biodiversity



Policy DM13 Landscape Features

Policy DM14 Protecting and Enhancing Natural Resources, Minimising
Pollution and Safeguarding from Hazards

Policy DM20 Archaeology

Policy DM45 Transport Assessments and Travel Plans
Policy DM46 Parking Standards

Rural Vision 2031

Vision Policy RV4 - Rural Employment Areas

Other planning policy:

National Planning Policy Framework (NPPF)

126. The NPPF was revised in December 2023 and is a material consideration in

127.

128.

decision making from the day of its publication. Paragraph 225 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 provision of
the 2023 NPPF that full weight can be attached to them in the decision-
making process. The following paragraphs of the NPPF are considered directly
relevant to this application.

Paragraph 8 of the NPPF sets out three overarching objectives that the
planning system must meet in achieving sustainable development:

- An economic objective - including identifying and coordinating the
provision of infrastructure;

- A social objective - including supporting strong, vibrant and healthy
communities; and

- An environmental objective - including the need to protect and
enhance our natural, built and historic environment, using natural
resources prudently and mitigating and adapting to climate change.

Paragraph 11 of the NPPF sets out the Government’s presumption in favour
of sustainable development, making it clear that development that accords
with an up-to-date development plan should be approved without delay. This
presumption in favour of sustainable development is at the heart of the NPPF
and is based upon a number of core principles and themes, including:

- Building a strong, responsive and competitive economy, by ensuring
that sufficient land of the right types is available in the right places and
at the right time to support growth;

- Promoting healthy and safe communities;



- Promoting sustainable transport;

- Making effective use of land;

- Achieving well-designed places;

- Meeting the challenge of climate change, flooding and coastal change;
- Conserving and enhancing the natural environment;

- Conserving and enhancing the historic environment; and

- Facilitating the sustainable use of minerals.

Emerging Local Plan

129. West Suffolk Council is currently undertaking a review of the current St
Edmundsbury and Forest Heath Local Plans and will produce a new Local Plan
for the combined authority area. The Council’s Local Development Scheme
(LDS) sets out the expected timescales for the preparation of the new Local
Plan and, following a consultation of its preferred options for development
sites (known as regulation 18), the Council has prepared its preferred sites
and policies and is currently out to consultation (regulation 19) before final
preparation and submission to the secretary of state. This is currently
scheduled for Spring 2024.

130. As the emerging Local Plan is still at a very early stage in its adoption
process, and policies are only in draft form, the weight to be attributed to it
in the planning balance is minimal.

131. However, it is noted that Policy AP42 of the emerging Site Allocations Local
Plan re-allocates the site for employment uses.

Officer comment:
Legal Context and Primary Legislation

The Town and Country Planning (Environmental Impact Assessment)
Regulations 2017 (known as the ‘EIA Reqgulations’)

132. These regulations provide the regulatory framework for determining when an
Environmental Impact Assessment is required for proposed developments.
The proposed development is a Schedule 2 development within the EIA
Regulations and falls within Criteria 10(a) ‘Industrial Development Projects’,
Criteria 10(b) ‘Urban development projects, including the construction of
shopping centres and car parks, sports stadiums, leisure centres and
multiplex cinemas’ and Criteria 10(f) ‘Construction of roads’. The threshold
criterion for projects in Criteria 10(a), 10(b) and 10(f) is that the proposed
developments falls within are ‘exceeds 0.5 hectare’, ‘the development
includes more than 1 hectare of urban development which is not
dwellinghouse development’ and ‘the area of works exceeds more than 1
hectare’. The application site measures approximately 37 hectares (ha) and
therefore meets the threshold criteria under Schedule 2, Criteria 10. This
means that the development has the potential for significant environmental
impact.

133. The applicant submitted a request for a Screening Opinion to the Council in
November 2021 to determine whether the development would be classified
as ‘EIA development’. The Council issued its Screening Opinion in January
2022 which determined that the development was EIA development likely to
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have significant environmental impact and therefore an Environmental
Statement (ES) would need to be submitted with any planning application.

In June 2022 the applicant then submitted a Scoping request to agree the
basis of the ES and environmental disciplines to be scoped in. The technical
disciplines listed below have been scoped into the ES, all other disciplines
were scoped out.

e Air Quality

e Cumulative Effects

The Conservation of Habitats and Species Requlations 2010

The LPA, as the competent authority, is responsible for the Habitats
Regulation Assessment (HRA) as required by The Conservation of Habitats
and Species Regulations 2017 (as amended). Regulation 61 requires a
Competent Authority, before deciding to give any consent to a project which
is likely to have a significant effect on a European site (either alone or in
combination with other plans or projects) and is not directly connected with
or necessary to the management of that site, to make an appropriate
assessment of the implications of the plan or project for that site in view of
that site’s conservation objectives.

Natural Environment and Rural Communities Act 2006 (as amended by the
Environment Act 2021)

This Act places a duty on all public authorities in England and Wales to have
regard, in the exercise of their functions, to the purpose of conserving
biodiversity. The potential impacts of the application proposals upon
biodiversity interests are discussed later in this report.

Planning and Compulsory Purchase Act 2004 (as amended)

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 Development Plan for
this part of West Suffolk Council is comprised of the adopted Core Strategy,
as amended by the Single Issue Review of policy CS7, the Joint Development
Management Policies Document and the Site Allocations Local Plan. National
planning policies set out in the NPPF are a key material consideration.

Having regard to the development plan, the NPPF, the ES, and other material
considerations, the issues to be considered in the determination of the
application are:

Principle of Development

Economic and employment impact

Landscape & visual impact (including design and layout)
Highway impact

Ecology and biodiversity

Drainage and flood risk

Air quality

Noise

Sustainability
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e Other matters
e Conclusion and Planning Balance

Principle of development

Shepherds Grove, Stanton is included within the ‘Rural Vision 2031’ Local
Plan, which was adopted in September 2014. It is also highlighted in Core
Strategy Policy CS9 as an employment area that will continue to meet local
and sub-regional employment needs. Rural Vision Policy RV4 designates
Shepherds Grove, Stanton as one of eleven ‘Rural Employment Areas’ for
new business uses within Use Classes B1 (now Class E), B2 and B8 (offices,
‘research and development’ and light industrial; general industrial; and
storage and distribution). The policy also states that within the Shepherds
Grove Rural Employment Area there is 53 hectares of developable site area,
but that new infrastructure is required to facilitate development - specifically,
a new access road to serve the Shepherds Grove Industrial Estates
(Shepherds Grove East and Shepherds Grove West) as well as the
undeveloped land between them. This policy, along with Joint Development
Management Policy DM3, also requires a Masterplan to be produced for
Shepherds Grove employment area.

A masterplan for the site was produced by Jaynic and following consultation
was adopted as planning guidance by the Council in October 2019. The
purpose of the masterplan was to:

- Set out a ‘vision’ for the development of Shepherd’s Grove, in
accordance with Local Plan policy

- Provide a framework masterplan to identify developable areas, potential
land uses, access arrangements, phasing of development, overall
design, layout and landscaping

- Explain and justify the inclusion of residential development to make the
provision of the necessary infrastructure economically viable; and,

- Describe how the detailed assessment of the masterplan area has
influenced the ‘vision” and the framework masterplan.

The masterplan was adopted for a period of 3 years from October 2019, so
its status as adopted planning guidance has expired. The document still
provides a useful framework plan for Shepherds Grove and the submitted
planning application is still broadly in accordance with it. The weight to be
attached to the masterplan document itself in the planning process is
however reduced. Policy RV4 also explains that planning permission would
only be determined once the masterplan has been adopted by the local
planning authority.

Allocation Policy RV4 also allowed for a significant proportion of residential
and/or other higher value development, subject to certain criteria relating to
the economic viability of any development and the exclusion of town centre
uses. However, the applicant has reconsidered the viability of scheme and
revised the development proposals. The proposed uses now being put
forward in this hybrid planning application no longer include the previously
proposed 400 dwellings and associated uses.


https://www.westsuffolk.gov.uk/planning/Planning_Policies/upload/Adopted-Masterplan.pdf
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An important element of the masterplan was to provide a new access road
through to Shepherds Grove West directly from the A143. This would then
have the local benefit of helping to remove HGV and other commercial traffic
from the narrow roads that run through Stanton village. The application
proposes this new access road and roundabout from the A143 in full. This will
then unlock future development of the remainder of the Shepherds Grove
allocation.

Although carrying minimal weight at this stage, the Emerging Site Allocations
Local Plan re-allocates the application site as Policy AP42, a 31-hectare area
of land zoned for employment uses. The required infrastructure is as set out
for the current RV4 allocation. This emerging policy adds further weight,
albeit minimal at this stage, in support of the principle of development.

The Proposal

The hybrid planning application includes four main elements. Two elements
are proposed in full, the accident damaged vehicle processing (including the
provision of ancillary buildings and structures), and the proposed means of
access to the application site and structural landscaping. The remaining
elements are in outline only, these being the use of Plots A, B and C for
commercial/roadside uses, and the use of Plot D for general employment
uses).

The vehicle processing element of the proposal would include the following
buildings: administration office (648 sq.m); motorcycle store and fitters area
(1,098 sq.m); preparation and photo bays (600 sq.m); and processing
building (315 sg.m). While the majority of this portion of the site would be
used for the open storage of vehicles, as described above, the following
areas would be located around the entrance to the site and the main office
building: car parking for staff (90 spaces); lorry parking (28 bays); loading
area (9,500 sq.m); pre-sale (13,400 sq.m); and a receiving area.

A new four arm roundabout on the A143 would provide access to the
application site. The northern end of Sumner Road would be diverted to meet
the new roundabout and the existing junction of Sumner Road with the A143
closed up. The new roundabout would also serve the proposed commercial
development Plots A, B and C, and provide a new internal road to the
western boundary of the site linking through to the eastern end of Grove
Lane at ‘Shepherds Grove West’. This new link road would also serve the
vehicle processing and the proposed employment site — Plot D located on the
west side of the new access road.

Importantly, the new access roundabout onto the A143 would be constructed
as a first phase of development. This would then serve the remainder of the
site and via the re-aligned Sumner Road, ‘Shepherd’s Grove East’.

The applicant has indicated that Plots A, B and C are likely to comprise
commercial/roadside development within Use Classes B2 (general industrial),
B8 (storage and distribution), C1 (hotels/B&B) and E (retail, financial and
professional, restaurant/café) and/or a hot food takeaway and
pub/restaurant on a total of 2.7 hectares of land. It is intended that detailed
applications would follow once interest from specific operators has been
established. Plot D would comprise development for general employment
uses within Use Classes B2, B8 and E(g) (office, research and development
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or light industrial) on 1.3 hectares of land. Again, detailed applications would
follow once interest from specific operators has been established.

The application proposes land uses and infrastructure that accords with both
the policy allocation under RV4 and the now expired adopted masterplan for
the site. Furthermore, the proposal accords with paragraph 85 of the NPPF
which states that ‘planning policies and decisions should help create the
conditions in which businesses can invest, expand and adapt.’ It also notes
that ‘significant weight should be placed on the need to support economic
growth and productivity, taking into account both local business needs and
wider opportunities for development.” NPPF paragraph 88 further states that
‘both planning policies and decisions should enable the sustainable growth
and expansion of all types of business in rural areas.’

The proposed development accords with Vision policy RV4 and paragraphs 85
and 88 of the NPPF and is considered acceptable in principle.

The economic and environmental impact of the development must now be
considered against other relevant development plan policies, the NPPF and
any other material considerations.

Economic and employment impact

Based on the information submitted by the applicant, and following
consultation with the Council’s own Economic Development Team, the
economic benefits of the development can be summarised as follows:

- The proposed development will deliver a substantial part of a rural
employment allocation, contributing towards the economy of the
district.

- The development provides the key infrastructure necessary to unlock
the delivery of the remainder of the strategic employment allocation.

- Significant job creation (potentially 90 jobs for the vehicle processing
use), including future job opportunities associated with the proposed
use classes B2 (general industrial), C1 (hotel) and E (retail, offices
café/restaurant).

The economic benefits highlighted above accord with aspirations of the Rural
Vision Policy. The increase in employment and wider economic benefits are
acknowledged and welcomed by the Council’s Economic Development (ED)
team who comment that ‘there is a current shortage of available commercial
land and unit options across the district. Therefore, providing that the
required road infrastructure is in place, this application would be the
realisation of a long-held employment allocation, bringing forward job
opportunities in this part of West Suffolk. The application provides much
needed road infrastructure to enable the whole site to be accessed, as well as
linking to the existing commercial areas of Shepherds Grove.’

The contribution towards the economic growth of the district is in line with
the economic element of sustainable development as set out in paragraph 8
of the NPPF. The economic benefits of the proposal and its accordance in
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principle with rural vision policy RV4, and Core Strategy Policy CS9, weigh in
favour of the scheme.

Landscape & visual impact (including design and layout)

Although the site is located within an area allocated for development, the site
is in the main surrounded by countryside. Due to the significant scale and
likely mass of the proposed buildings, the development will have a significant
impact on the surrounding area.

Core strategy policy CS9 states that ‘all employment proposals will be
expected to meet the criteria set out in Policy CS2 to protect and enhance
natural resources and ensure the sustainable design of the built
environment.’

Furthermore, Core Strategy Policy CS3 states that ‘Proposals for new
development must create and contribute to a high quality, safe and
sustainable environment.’

In line with the NPPF’s overarching objective to protect and enhance our
natural, built, and historic environment, Policy CS2 of the St Edmundsbury
Core Strategy seeks to protect the valued landscapes of the countryside
requiring the quality, character, diversity and local distinctiveness of the
district’s landscape and historic environment to be protected, conserved and,
where possible, enhanced. Proposals for development should take account of
the local distinctiveness and sensitivity to change of distinctive landscape
character types, and historic assets and their settings.

Joint Development Management Policy DM13 allows development where it
will not have an unacceptable adverse impact on the character of the
landscape, landscape features, wildlife, or amenity value.

Furthermore, par. 180 of the NPPF indicates that planning decisions should,
amongst other things, ‘protect and enhance valued landscape’.

The site itself has no national or international landscape designations,
although a group Tree Preservation Order (TPO) covers much of the
application site and several large mature Oak trees can be found in the
northern and eastern boundaries of the site. In terms of topography, the site
is located on a slightly raised plateau (60m AOD) and in a gently undulating
landscape, typical of the ‘Plateau Estate Farmlands’ character area it is
situated in. To the northwest the landscape generally falls towards the Little
Ouse River 5km away. To the southeast the landscape gently rises to some
70 meters AOD. The gently rolling landscape restricts views of the site to
within 2.5km away.

Whilst the land surrounding the site is rural in character, and indeed is on
land with an agricultural classification of Grade 3, there are built up
commercial/industrial areas to the east and southwest. These areas strongly
influence the character of the site, which is clearly associated with Shepherds
Grove Industrial Estate. The Landscape & Visual Analysis submitted with the
application concludes that the site is located within a landscape of good to
medium strength of character, although the site itself is clearly influenced by
existing industrial development. The sensitivity of the receiving landscape is
judged to be moderate to low with some capacity for change without
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significant effects on the wider landscape. The Council’s landscape
consultants do not differ from this conclusion.

The application proposal has sought to retain as much as possible of the
existing vegetation with the exception of the removal of a small number of
trees. In order to implement the road layout along the A143 and Summer
Road it will be necessary to remove two B category oak trees, and one C
category hedge, and sections of two further C category hedges.
Compensation for tree losses has been provided through significant new
planting. The retention of existing vegetation to the southern boundary and
the increase in landscape buffer to this boundary by creating an attractive
and varied landscape with glades and rides is welcomed, and along with 10m
and 5m landscape buffers to all site boundaries including some areas with
new woodland planting, will help to soften the edge of the proposed
development against the open countryside to the western boundary.

Within the site, the main road through the development incorporates
landscape features such as meadows, swales, hedges and scrub planting to
provide visual interest, screen and soften the proposed built form and hard
landscape areas.

The Council’s landscape consultants have concluded that the proposed
mitigation under the submitted proposal has appropriately dealt with the
potential adverse effect of the proposal. The scheme will deliver biodiversity
benefits and positive landscape features that will help to screen and filter
views of the new building units. The acceptability of the proposals will be
subject to the implementation of the landscape principles from the landscape
masterplan and the detail landscape scheme, and the use of appropriate
colour to the new building units. This can be secured by condition.

In conclusion, the application proposal acknowledges the existing character
of the landscape setting and proposed vegetation retention and new
landscape features that will minimise its impact with the local setting. There
will be no significant impact on the wider landscape setting, and whilst the
landscape character is not of high value, the proposal does seek to enhance
it through enhanced biodiversity and landscape mitigation. This accords with
Core Strategy Policies CS2 and CS9, Joint Development Management Policy
DM13, and the NPPF.

Highway Impact

In line with the requirements of the NPPF, the application is accompanied by
a Transport Assessment (TA), which includes the following:

A review of National and Local transport policy

A description of the existing conditions including the surrounding

highway network, the available facilities for public transport, cyclists and

pedestrians and the range of local amenities

- A review of highway injury/accident records

- An estimation of the level of trip generation and distribution of vehicular
trips likely to be associated with the development

- Consideration of the capacity of the proposed new highway with respect

to the A143.



169. The TA has been considered both by National Highways (in respect of the
potential impact on the A14) and SCC as Local Highway Authority.

170. Paragraph 109 of the NPPF states that ‘significant development should be
focused on locations which are or can be made sustainable, through limiting
the need to travel and offering a genuine choice of transport modes. This can
help to reduce congestion and emissions, and improve air quality and public
health. However, opportunities to maximise sustainable transport solutions
will vary between urban and rural areas, and this should be taken into
account in both plan-making and decision-making.’

171. In considering development proposals paragraph 114 of the NPPF requires
the following:

- appropriate opportunities to promote sustainable transport modes can be,
or have been, taken up, given the type of development and its location;

- safe and suitable access to the site can be achieved for all users;

- the design of streets, parking areas, other transport elements and the
content of associated standards reflects current national guidance;

- any significant impacts from the development on the transport network (in
terms of capacity and congestion), or on highway safety, can be cost
effectively mitigated to an acceptable degree.

172. The NPPF is also clear that development should only be prevented or refused
on highways grounds if there would be an unacceptable impact on highway
safety, or the residual cumulative impacts on the road network would be
severe.

173. Core Strategy Policy CS4 identifies Stanton as a Key Service Centre. With
respect to the proposed development, a transport hierarchy is set out as part
of Policy CS7 and identifies a potential need for a TA. There is also a Council
commitment to working with developers for the improvement of the public
transport network this forms part of Policy CS8. Furthermore, Joint
Development Management Policy (JDMP) DM45 identifies the potential need
for a TA and for a Travel Plan, whilst Policy DM46 requires the adopted
parking standards.

Current situation

174. Access to the current Shepherds Grove West employment area is from
Stanton via Grove Lane, Upthorpe Road and Readings Lane. Shepherds
Grove East is accessed directly from Sumner Road. There is presently no link
between the existing areas of employment. Sumner Road provides access to
the A143 to the north for onward travel to the principal road network. The
easternpart of the site is also accessed from Walsham le Willows using
Sumner Road. The site itself only currently has gated access from Grove
Lane and Sumner Road.

175. There are presently no footway connections to the site, with no Public Rights
of Way within or immediately adjacent to the site. With respect to cycling,
there is some on-street connectivity, with the settlements of Stanton,
Hepworth, Barningham, Walsham le Willows, Bardwell (part of) and
Wattisfield within a 5km cycling distance. It is necessary however to cross
the A143 to reach Hepworth, Barningham, and Bardwell to the north and
north-west.
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There is a bus stop on the A143 west of The Street to the north of the site for
the 304/337/338 bus services between Bury St Edmunds and Diss.

Proposed access

Access to the development will be primarily from the A143 in the form of a
new four-arm roundabout to be built between the junctions of The Street and
Clay Lane. Sumner Road, which presently connects with the A143 at the
junction with Clay Lane will be diverted onto the site to the new roundabout
junction as part of the proposal. The road within the site then continues to
the south to connect up with Grove Lane, as required by local planning
policy. The primary purpose of this is to allow for direct access to the A143
for existing businesses on Upthorpe Road, Grove Lane and Readings Lane
(Shepherds Grove Industrial Estate West) without having to proceed via
Stanton village. A 3.5m wide foot/cycleway is provided on one side along the
new road’s length with additional footway or foot/cycleway provision provided
at the access points to the development.

Where Sumner Road is diverted into the site it will be a minimum of 6.0m in
width (wider at the A143 junction) and include a foot/cycleway on one side
with additional foot/cycleway at any new access points to developable areas.
The redundant section of Sumner Road will remain available for foot/cycle
use. The existing junction of the A143/Sumner Road/Clay Lane will
effectively become a simple 3-arm priority of the A143/Clay Lane only.

The option for a new bus stop on the link road within the site is also part of
the application proposal.

In respect of parking, this is proposed in detail only for the full element of
this hybrid scheme, this being the vehicle processing use. The applicant’s TA
explains that car parking would be based on a rate of 1 space per full time
equivalent member of staff permanently at the site with additional visitor
parking provided as appropriate. Access and loading areas for an articulated
car transporter are also indicated. Disabled and powered two-wheeler car
parking spaces would be provided as per the required standards. For electric
vehicles, the same requirement for charging as for other business uses would
also be expected to apply. (The delivery of this can be controlled via a
condition of any planning permission.)

The proposed layout indicates formal parking areas for 90 staff cars
(inclusive of 5 disabled spaces), 12 visitor cars, 8 powered two wheelers (6
staff and 2 visitors) and, 28 HGV's (car transporters). An informal loading
area is also shown adjacent to the customer parking for collections which
would be suitable for access by single and double vehicle transporters and for
vehicles towing a car trailer.

The overnight storage of any excess car transporters would be
accommodated informally in either the storage or loading areas as may be
appropriate. Cycle parking based on the SCC guidance would be provided at
2 spaces per 4 staff or 45 spaces for the 90 staff (with 46 spaces shown on
the layout).

Construction



183.

184.

185.

186.

187.

188.

189.

Construction vehicle movements associated with the development are
difficult to predict at this stage. However, it is recommended that any
planning permission granted should include a condition requiring the
submission of a Construction Management Plan (CMP). Construction traffic is
expected to reach the development via the principal road network. The
intended traffic route for all construction traffic to travel to the site is via the
A143. No construction traffic would need or be expected to proceed via
Stanton, Hepworth or Walsham le Willows.

Impact on Strategic Road Network (SRN)

National Highways have undertaken a review of the submitted TA, specifically
having regard to the impact on the A14 including junctions 43 and 47.
Following the submission of further information in respect of likely traffic
flows and the scale of impact on the SRN, National Highways are satisfied
that the proposals would not have a severe impact on the A14 and offers no
objection to the application.

Local Highway Impact

It is acknowledged that many local residents, Hepworth Parish Council and
other local Parish Councils have raised significant concerns in respect of the
traffic impact on the local highway network. Specific concerns raised include,
the increase of traffic on the A143, local roads and villages; Hepworth and
other local villages being used as a cut through for vehicles accessing the
site, and; the exacerbation of existing traffic tailbacks during peak times at
Ixworth and Great Barton.

Shepherds Grove is an allocated site for employment development, with a
Masterplan approved (now expired) that included a new roundabout access
from the A143 to serve the site. In reaching this point, basic traffic impact
assessments were carried out, leading to the acceptance of serving the
development site via the new roundabout arrangement and the provision of
the link road to Grove Lane. To support the current application for both the
detailed and outline development proposed, the submitted TA (undertaken by
Richard Jackson Transport Consultants) fully considers the transport
implications of developing the employment site.

The TA comments that ‘the likely traffic generation of the development has
been considered along with the potential for traffic to divert from Upthorpe
Road and Stanton through the site to reach the A143. Weekday AM and PM
peak capacity modelling of the new junction to the A143 has been
undertaken to demonstrate that the proposed junction will be provided with
sufficient capacity for the development proposals.’

The roundabout junction has been modelled with updated geometry and
allocated development flows using the Lane Simulation mode requested by
SCC Highways. The modelling shows that the junction is expected to be
within capacity for the assessed traffic.

In terms of likely trip generation, the TA predicts that proposal will generate
a total of 931 vehicles arriving and departing over a 12-hour period (7am-
7pm). Of these, 81 vehicles arriving and departing are predicted to be goods
vehicles (including HGV’s). For the vehicle processing, based on Copart
figures, 145 two-way vehicle movements are predicted, of which 55 are likely
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to be goods vehicles (transporters). Through appropriate site management,
and as required by planning condition, no HGV movements should take place
during peak hours. For the AM peak time, a total of 237 vehicles are
predicted to arrive, and 34 to depart. For the PM peak time, 271 vehicles are
predicted to arrive, and 56 vehicles depart. HGV movements are likely to be
spread across the 12-hour period.

For comparison, a scheme that included 400 dwellings, as set out in the
original Masterplan, is predicted to generate up to 428 two-way vehicle
movements. Much higher than the vehicle processing use now proposed. It
must also be acknowledged however, that a residential use of part of the site
would result in less HGV movements overall.

Considering the fact that the proposed development no longer includes a
residential development of up to 400 dwellings as envisaged in the original
Masterplan for the site, the impact on the local highway network will
therefore be lower than would have been allowed for when the site was
allocated.

The County Council as Local Highway Authority have considered the impacts
on the local highway network, as well as the detailed elements of the access
proposals and parking. Since the submission of the initial TA, the original end
user of the vehicle processing, Copart, has pulled out. Although this may
mean that the current TA is less relative to a specific proposed use than it
was, the site’s B8 use remains the same and the TRICS trip generation
estimates are valid even in their absence. (Note:- TRICS stands for Trip Rate
Information Computer System - a database of trip rates for developments
used in the United Kingdom for transport planning purposes.)

The assumptions and assignment for trip generations set out in the TA are
considered to be robust and acceptable to SCC Highways. The likely level of
traffic resulting from the development would not have an unacceptable
impact on highway safety.

SCC Highways have also considered the technical design and layout of the
new roundabout and access road through the site. Following amendments to
the design and layout of the roundabout to improve as much as possible the
width of the footpath/cycleway to the north of the A143 between the new
access point and The Street, SCC Highways have accepted its design. They
comment that ‘the additional footway connection enhances connectivity
between the bus stop and the development site. Although the width of the
new footway is below standard for a short section, the width increases to 2m
and then up to 3.5m which continues to and slightly beyond the new
roundabout. The Highway Authority considers that the additional footway is a
reasonable and beneficial addition to the off-site highway S278 works
package.’

However, SCC Highways has commented that ‘there is an existing footway on
the opposite western side of this southern end of The Street which follows
the radius of the kerb and proceeds on the northern side of the A143. It
would be better if the new footway reflected this existing arrangement and
provided a tactile surfaced crossing set back from the give-way junction line.’
The applicants have now provided amended plans that now indicates the
crossing point as requested.
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The development proposal removes the need for all vehicles to enter the site
via Stanton and allow for improved and safer cycle connection between
Stanton and the site. Subject to public consultation, consideration can be
given by the local highway authority to a Traffic Regulation Order to restrict
HGV’s and/or a weight restriction through the village. With or without this in
place, the reduction in traffic movements through the village is a
considerable benefit to residents and a significant positive for the scheme
overall. This is recognised by SCC Highways. However, they also comment
that the current proposal falls short of providing opportunities to maximise
sustainable transport solutions as required by the NPPF.

The Dep. For Transport’s ‘Gear Change’ document sets out the Government’s
bold vision for England concerning walking and cycling. This document is
clear that planning for walking and cycling can no longer be an afterthought.
Indeed, the ambition set out by the Government is extremely ambitious and
the guidance acknowledges that for this aspiration to be met, proper high-
quality walking and cycling infrastructure is needed.

Paragraph 108 of the NPPF states that when considering new development
‘opportunities to promote walking, cycling and public transport use are
identified and pursued’. NPPF paragraph 114 also states that in assessing
new development it should be ensured that ‘appropriate opportunities to
promote sustainable transport modes can be - or have been - taken up,
given the type of development and its location” and that ‘safe and suitable
access to the site can be achieved for all users’. Core Strategy Policy CS7
also emphasises that ‘all proposals for development will be required to
provide for travel by a range of means of transport other than the private
car’.

To improve the footpath connectivity to the site, lengthy discissions have
taken place with a view to providing a 550-metre new section of footpath
along Grove Lane from its new entrance to the south-west of the site, joining
up with the existing footpath outside the entrance to Shepherds Grove Park.
This would result in a continuous footpath from Stanton village. The
applicants have submitted a draft footway design solution for a footpath
running to the south of Grove Lane within highway land. The developer would
be required to deliver this footpath under a S278 highways agreement, and
this can be secured by way of a planning condition. SCC Highways are happy
with this approach.

The additional footpath link goes some way to enhancing the sustainable
transport links for the site and will allow for pedestrians and cyclists (cycling
on Grove Lane with a significantly reduced amount of traffic, particularly in
respect of HGV'’s and other goods vehicles) to access the site is a safe
manner. This is an improvement on the current situation and, taken together
with the other foot/cycle path connectivity within the site and at the main
roundabout access, demonstrates consideration having been given to cyclists
and pedestrians and that safe and suitable access to the site can be achieved
for all users in accordance with paragraphs 108(c) and 114 of the NPPF.

In conclusion, the proposal is not considered to have a significant adverse
impact on the highway network and provides for appropriate levels of
sustainable transport solutions. This is in accordance with the NPPF and
policies CS7, DM2, DM45 and DM46 in this regard.
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Ecology and biodiversity

In accordance with Joint Development Management Policy DM12, and in
order to discharge the duties of the LPA under the s40 of the NERC Act 2006
(Priority habitats & species), there should be an overall biodiversity net gain,
and proposed landscaping as well as tree protection should also form part of
any proposal. The NPPF sets out how the planning system should protect and
enhance nature conservation interest, with section 15 concerned with
conserving and enhancing the natural environment (paragraphs 180 to 188).
It states that planning policies and decisions should contribute to and
enhance the natural and local environment by:

- Protecting and enhancing valued landscapes, sites of biodiversity or
geological value and soils (in a manner commensurate with their
statutory status or identified quality in the development plan);

- Recognising the intrinsic character and beauty of the countryside, and
the wider benefits from natural capital and ecosystem services -
including the economic and other benefits of the best and most
versatile agricultural land, and of trees and woodland; and

- Minimising impacts on and providing net gains for biodiversity,
including by establishing coherent ecological networks that are more
resilient to current and future pressures.

Alongside the ES the applicants have submitted the following documents:

- Landscape Masterplan

- Landscape and Ecology Management Plan
- Detailed Planting Plans

- External Lighting

- Biodiversity Net Gain Assessment

- Skylark Mitigation Strategy

- Farmland Bird Management Scheme

- Landscape and Ecology Management Plan Revision A2
- Detailed Planting Plan

- Landscape Masterplan

- Ecological Impact Assessment.

The above documents have been assessed by the Councils ecological
consultants who are satisfied that, subject to the mitigation measures
identified in the Ecological Appraisal and other supporting documents being
secured by condition of any approval, the ecological information provides
certainty for the LPA of the likely impacts on protected and Priority species
and habitats and the development can be made acceptable.

The site does not fall within any nationally or internationally designated
areas, however there are four sites of national importance within 5km of the
application site with the closest site being Stanton Woods SSSI located
1.35km to the south-west. Each of the sites has been designated for the
significance of their constituent habitats which support an assemblage of
notable plant communities. There are also two non-statutory designated sites
within a 2km radius of the site, these being a roadside nature reserve and
High Woods County Wildlife Site (CWS). The impact of the proposed
development on these sites is considered to be minimal.
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The Council’s ecology consultant comments that the site is predominantly
bare ground- with hedgerows, woodlands, scrub and grassland around the
perimeter. (The centre of the site comprised intensive agriculture prior to
clearance.) The hedgerows and three woodlands on site are Priority habitats
(Habitats of Principal Importance). The woodland, scattered trees and the
majority of the hedgerows will be retained but the northern boundary
hedgerow would be lost to facilitate the development. The site is suitable for
bats (European Protected Species), nesting birds, reptiles, Badgers, Grass
Snake (protected species), birds, Hedgehogs, Brown Hare and amphibians
such as Common Toad (Priority species).

Birds - the submitted breeding bird surveys recorded a total of 36 species of
which 33 were considered likely to be breeding or utilising the site during the
breeding season. The survey indicated the likely presence of two breeding
territories of Skylark on site. Skylarks are ground nesting birds which do not
like to nest near structures (including hedgerows) due to the risk of
predation. It can therefore be likely concluded that adverse impacts may be
caused to this Priority species as a result of the proposed development.

To mitigate for this impact, the applicant has submitted a Skylark Mitigation
Strategy and a Farmland Bird Management Scheme. This includes details
relating to four Skylark plots to be provided as compensation, the offsite
location, management and a monitoring plan. The Skylark Mitigation Strategy
states “Mitigation land will be provided at land NW of Wattisfield, which is
within 2 km of the site boundary and will be provided for 10 years. This will
provide off-site compensatory breeding habitat for skylark.” The Council’s
ecology consultant is satisfied there is now enough information available
relating to the mitigation and compensation of farmland birds. To ensure that
the proposed Farmland Bird Mitigation Strategy is implemented in full for the
minimum 10-year period, it will be secured by a legal agreement.

Bats - nine bat species were confirmed to be using the site for commuting
and foraging purposes, including the rare Barbastelle Bat. However, all of the
trees identified as having suitability for roosting bats are shown as being
retained and so no further survey effort focussing on these trees was
undertaken. The ecology assessment proposes a “wildlife-friendly lighting
scheme throughout the development, which maintains ‘dark zones’ and
avoids direct lighting of ecologically sensitive features such as tree canopies”.
This can be secured by condition of any permission.

Reptiles - although only one grass snake was found on the site, a reptile
mitigation strategy is proposed which can form part of a Construction
Environmental Management Plan.

Biodiversity Net Gain (BNG) — A Biodiversity Net Gain Assessment submitted
with the application, and recently updated, estimates that the proposed
scheme could result in an overall Biodiversity Net Gain of 11.23% for area-
based habitats and 145.65% increase in hedgerows (linear habitats). This is
a significant increase and is considered acceptable. As the application is
hybrid in nature, some of the site will be the subject of further planning
applications. To ensure that the biodiversity provision is as stated above, full
calculations should be submitted within a design stage BNG report. This can
be secured by a condition of the outline part of any planning permission.
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In respect of woodland habitat and planting, the ecology assessment explains
that existing areas of woodland on the southern and eastern boundaries will
be retained and managed as part of the Landscape and Ecology Management
Plan (LEMP). Three additional small areas of broadleaved woodland will be
created as well as three areas of native mixed scrub; wet grassland,
wildflower grassland and species rich amenity grassland. This is acceptable,
however, having regard to BNG, further justification regarding the proposed
onsite habitat condition scores from habitat creation and enhancement is
required. The suggested BNG and LEMP conditions will ensure that this
happens.

As stated at par. 129 of this report, the Council, as Competent Authority
responsible for undertaking a Habitat Regulations Assessment (HRA), is
satisfied that the proposed development will not have significant adverse
impacts on statutorily protected nature conservation sites or landscapes
(either alone or in combination with other plans or projects). Subject to the
provision of mitigation in accordance with the ecological appraisal
recommendations, the submission of an Construction Ecological Management
Plan for Biodiversity (CEMP) and a revised final Landscape and Ecological
Management Plan (LEMP) (as set out in the comments of the consultant
ecologist), and the securing by S106 legal agreement of a Skylark Mitigation
Plot for a period of 10 years, the proposal accords with the requirements of
Joint Development Management Policy DM12, s40 of the NERC Act 2006
(Priority habitats & species), the Conservation of Habitats and Species
Regulations 2017 (as amended) and paragraphs 174 to 182 of the NPPF.

Drainage and flood risk

The applicant has submitted a flood risk assessment (FRA), which seeks to
address the requirements of National and Local Planning Policy with respect
to flood risk. The FRA includes mitigation measures as necessary to enable
the development to proceed ensuring that it is safe from flooding to
recognised standards and does not increase the risk of flooding to
neighbouring properties as required by Joint Development Management
Policy DM6 and the NPPF.

In terms of fluvial flooding, the site is correctly identified as being wholly
within Flood Zone 1 (low risk). The site is also at low risk from groundwater
flooding. However, the Government’s surface water flood mapping indicates
that a small part of the site is at risk from surface water flooding from a
ditch. This does not exactly correlate with the topography of the site, and as
a consequence, the applicants undertook their own detailed drainage
catchment assessment. This concludes that the mapping is exaggerated and
that the existing above ground drainage has capacity to convey surface water
flows up to and including the 1 in 1000-year event.

Following the National Planning Policy Guidance (NPPG) for flood risk, as the
site is already allocated for development and the known level of surface
water drainage is low, there is no requirement for the applicants to
undertake a sequential test. This position is accepted by the Local Lead Flood
Authority.

Surface water management - For proposed outline plots A, B, C and D, the
applicants flood risk assessment (FRA) indicates that surface water flows
from the site currently drain overland to existing watercourses. The drainage
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strategy proposes to discharge the flows from the site to this existing
watercourse. Due to the soils within most of the site being clay, infiltration
drainage is not possible. The FRA calculates the 1 in 1 year greenfield run off
rate as being 15.44l/s. To meet the requirements of the LLFA and both local
and national drainage guidance, drainage from the site will be attenuated to
15.441/s by the provision of an appropriate flow control devices.

For the vehicle processing element of the proposal (formerly Copart), it is
proposed to discharge surface water to an existing sewer. This is due to the
soils in this area again being clay, and there being no existing watercourse
within the immediate vicinity. Again, the surface water runoff will be
restricted to the current greenfield runoff rate in this area.

The roundabout and main spine road through the site will be drained using a
mixture of existing drainage channels/watercourses and newly created
swales.

The LLFA has reviewed the drainage strategy and is satisfied that the
proposed development can be satisfactorily drained without increasing the
risk of flooding elsewhere in accordance with the requirements of Joint
Development Management Policy DM6 and the NPPF.

Air Quality

Paragraph 111 of the NPPF states that 'local parking standards for residential
and non-residential development, policies should take into account e) the
need to ensure an adequate provision of spaces for charging plug-in and
other ultra-low emission vehicles.' Paragraph 116 of the NPPF states that
'applications for development should be designhed to enable charging of plug-
in and other ultra-low emission vehicles in safe, accessible and convenient
locations.'

The Council’s Environment Team advises that Air Quality Planning Policy
Guidance lists mitigation measures for reducing the impact of air quality and
includes the provision of "infrastructure to promote modes of transport with a
low impact on air quality (such as electric vehicle charging points)." Policy
DM14 of the Joint Development Management Policies Document also states
that proposals for all new developments should minimise all emissions and
ensure no deterioration to either air or water quality.

SCC Highways parking standards also has requirements for electrical vehicle
charging infrastructure, including the installation of a suitable consumer unit
capable of providing 7.4kW charge in all new dwellings. This is in line with
Part S of the Building Regulations that requires an electric vehicle charging
point to be included for new dwellings where there is an associated parking
space.

The main contributor to a reduction in air quality is the presence of nitrogen,
the majority of which is produced by the engines of vehicles, especially
HGV's. Air quality can be significantly reduced where traffic is stationary or
slow moving and engines are idling, such as in queuing traffic. Problem areas
are often covered by an Air Quality Management Area (AQMA), where air
quality levels are monitored, and strategies/mitigation put in place with the
aim of reducing pollution and improving air quality. One such location is
within Great Barton, a village approximately 4km northeast of the centre of
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Bury St Edmunds. The A143 cuts through the centre of Great Barton which is
the main road linking Bury St Edmunds to a number of rural areas and south
Norfolk towns including Diss and Great Yarmouth. The A143 is a designated
Strategic Lorry Route in the Suffolk Recommended Lorry Route Network.

The AQMA is limited in size and primarily covers the only dwellings in Great
Barton where the buildings having a roadside frontage, with most other
dwellings being generally set back from the road behind medium to large
front gardens. Opposite the AQMA, the road is bordered by a flint and brick
wall, wooden fence and heavy vegetation which restrict dispersion of
pollutants. Two minor roads also join the A143 just to the east of the AQMA,
which causes disturbance of traffic flow and acceleration through the
sensitive area. The pedestrian crossing and junctions are often especially
busy during the school pick-up and drop-off period due to the proximity of
the village school. Traffic also queues (during the afternoon peak period)
through the village due to congestion at a junction 1.3km to the east of the
village, adjacent to the Bunbury Arms. Flow is also disturbed by buses
stopping at the nearby bus stops.

As the Council’s own Air Quality Action Plan (AQAP) explains, the cumulative
impact of approved and proposed development in the area is forecast to
adversely impact the air quality in the Great Barton AQMA, to the extent that
it will exceed the objective for nitrogen dioxide. In addition to this application
by Jaynic, other developments to be considered include an approved animal
feed mill (DC/22/1294/FUL) and a large-scale proposed distribution centre at
Shepherds Grove (DC/23/1154/0UT).

Research commissioned by the Council indicates the potential for future
exceedances of the Department of Health air quality objectives following the
construction of nearby developments. One of the key priorities of the
Council’s AQAP is to ensure new developments contribute to air quality
actions with measures to improve efficiency and minimise emissions as much
as possible.

In consideration of air quality, the applicants have submitted an Air Quality
Impact Assessment, the results of which have been assessed by the Council’s
Environment Team. They comment that ‘although the report states that the
proposed development will not result in any exceedance of the air quality
health-based objective at any sensitive receptor within or outside the AQMA,
when considered cumulatively with other committed developments within the
local area, it does states that a worsening of air quality within an Air Quality
Management Area will occur, and yet no operational mitigation is
recommended.’

The applicants were therefore requested to submit an Air Quality Mitigation
(Low Emission) Strategy. This strategy would cover all reasonable measures
which could be employed to minimise emissions generated by the operational
phase of the development. The objective would be to minimise the impact on
air quality, including the AQMA, as far as reasonably practicable. The
strategy was duly submitted in January 2024.

The submitted Low Emission Strategy includes measures that can be used by
future occupants of the detailed elements of the proposed development to
limit the quantity of emissions to air associated with vehicle movements
generated. Application of these measures will contribute to reducing and/or



mitigating the impact of those emissions on local air quality and specifically
within the Great Barton AQMA. Measures include:

- On-site car parking with 22 EVC spaces
- 46 cycle parking spaces

- Reduction in the need to travel by private car through applying the

following measures; car sharing website managed by Suffolk County
Council

- Provision for employees to have the opportunity of Personal Travel

Planning to a regular destination from the application site

- Provide each employee a Welcome Leaflet with maps and information to

promote to them, from the outset, the sustainable travel options available,
including walking and cycling

- Heavy Duty Vehicle HDV (freight vehicles of more than 3.5 tonnes (lorries)

or passenger transport vehicles of more than 8 seats) driver education -
all HDV drivers employed directly by the business occupier(s) of the
detailed element of the Proposed Development application will receive
appropriate training specific to the application site, ensuring that HDV
engines are idling for a minimum of five minutes prior to leaving the site.
This ensures the HDV engine is sufficiently warmed up to minimise the risk
of ‘cold start’ exhaust emissions (i.e. elevated NOx emissions released
immediately following engine ignition and prior to catalytic converter
reaching optimum temperature range) being released within the Great
Barton AQMA, which has the potential to be within the early part of a HDV
journey away from the application site

- HDV routing strategy — The occupant of the detailed element of the

Proposed Development will have due regard to minimising HDV
movements for their owned fleet through the Great Barton AQMA during
peak periods of the day (i.e. AM/PM peak), where practical/feasible. (This
measure will be subject to agreement with the end user of this element of
the application site, once they are established, and should not be
considered a firm commitment at this stage.)

230. The Council’s Environment Team are satisfied that the strategy fulfils our

231.

requirements and proposes key measures for the reduction of air pollution,
including employee travel planning and heavy-duty vehicle driver training
and route planning. In order to secure the mitigation measures for future
occupiers of the site, a Low Emission Strategy Monitoring Report shall be
submitted to, and approved in writing by, the local planning authority within
16 months post occupation. The report should include all elements detailed in
Section 5 of the Low Emission Strategy “Monitoring of LES Effectiveness”,
including the results of the multi-modal travel survey that is to be completed
one year after first occupation. The report should also provide detailed
information of the heavy-duty vehicle measures implemented and their
effectiveness. The report will be required by condition of any approval.

Other conditions would require the submission of travel plans and the
provision of EV charging points. Subject to these conditions, the proposal is
considered to accord with Core Strategy Policy CS2, Joint Development



Management Policy DM14 and paragraphs 111 and 116 of the NPPF in this
regard.

Noise

232. Joint Development Management Policies DM2 and DM14, amongst other
things, seeks to protect the amenity of occupiers of properties adjacent or
close to proposed development. Paragraph 191(a) of the NPPF also requires
the decision-maker to ‘mitigate and reduce to a minimum, potential adverse
impacts resulting from noise from new development - and avoid noise giving
rise to significant adverse impacts on health and the quality of life.’
Paragraph 193 of the NPPF states that ‘Planning policies and decisions should
ensure that new development can be integrated effectively with existing
businesses and community facilities...”

233. The application is accompanied by a Noise Impact Assessment which
presents the findings of an assessment of noise impacts on the nearest noise
receptors. (The closest one being Montrose Farm situated close to the
proposed access road.) The report aims to establish the following:

- the suitability of existing noise levels at the site for the proposed
development;

- To assess the potential impact of noise emissions from operational
activities associated with the development (including the new access road)
at the positions of existing sensitive receptors in the area, and;

- To develop noise limits for activities associated with the proposed
development.

234. The assessment concludes that noise emissions from proposed new roads
and vehicle processing land at the locations of nearby sensitive receptors are
considered to be acceptable subject to the adoption of a 3m acoustic barrier.
The four other plots submitted in outline have been assessed for Planning
Class B2, B8, C1, E, and a hot food takeaway and pub/restaurant.
Appropriate limits for noise from mechanical plant and any operational
activities for the proposed Plots A to D have been calculated based on
measured noise levels at the site and available guidance. A condition on any
permission will ensure that the appropriate maximum noise levels are
adhered to.

235. The Council’s Environmental Health Officers have considered the reports
findings and agree that it will be possible to achieve required noise limits
through careful design consideration i.e. noise attenuators to external
mechanical plant and acoustic barriers to the boundaries of the plots where
necessary. Any noise from road traffic is likely to be significantly less than
the existing noise level and is expected to have a very low noise impact on
the surrounding noise sensitive receptors. Suitable planning conditions will
allow for noise to be considered further at the detailed design stage.

236. Appropriate conditions that deal with noise limits and restrictions, are set out
at the end of this report. Subject to these conditions, the application is
considered to accord with Joint Development Management Policies DM2 and
DM14 and Paragraphs 191(a) and 193 of the NPPF.

Sustainability
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Joint Development Management Policy DM7 states that ‘All proposals for new
buildings including the re-use or conversion of existing building will be
expected to adhere to broad principles of sustainable design and construction
and optimise energy efficiency through the use of design, layout, orientation,
materials, insulation and construction techniques.’ It also states All new
developments will be expected to include details in the Design and Access
statement (or separate energy statement) of how it is proposed that the site
will meet the energy standards set out within national Building Regulations.
In particular, any areas in which the proposed energy strategy might conflict
with other requirements set out in this Plan.

Joint Development Management Policy DM7 also requires BREEAM Excellent
to be achieved for non-domestic developments over 1000m2. (BREEAM is an
assessment that uses recognised measures of performance, which are set
against established benchmarks, to evaluate a building’s specification,
design, construction and use. The measures used represent a broad range of
categories and criteria from energy to ecology.) This ensures that the
building is desighed to be as sustainable as possible in respect of energy
efficiency. The application is accompanied by a BREEAM Pre-Assessment
Report (Office Building), which commits to achieving a BREEAM rating of
‘excellent’. The Council’s Environment Team have assessed the pre-
assessment, which, subject to further contingency credits being identified, is
considered acceptable.

As proposed plots A, B, C and D are submitted in outline only, the final
BREEAM reports and certificates will be required to be submitted and
approved by condition of any approval.

Finally, the applicant has not provided any information on the operational
water demand for the commercial units on site and any water efficiency
measures to be used to reduce this demand. Any permission should therefore
also be subject to a condition requiring a scheme for the provision and
implementation of water efficiency measures during the construction and
operational phases of the development to be submitted and agreed.

Subject to the above conditions, the application accords, or can be made to
accord with Core Strategy Policy CS2 and Joint Development Management
policy DM7.

Other matters

Lighting — The application is supported by an external lighting plan that the
majority of light spill would be contained within the site. No existing
residential properties would be directly affected by the proposal. The
Council’s environmental health officers have considered the lighting proposals
and offered no objection subject to the imposition of a planning condition
restricting the LUX levels of external lighting and associated glare to that set
out in the Institute of Lighting Professionals (ILP) Guidance Note GN0O1/21.

Heritage - The Council’s Conservation Officer has confirmed that there would
be no impact on the setting of the identified listed buildings.

Archaeology - The application area has already been subjected to
archaeological works and all works have been completed. SCC Archaeology
have confirmed that no further archaeological work is required, and they



245,

246.

247.

248.

249.

have no objections to the development. The application accords with Joint
Development Management Policy DM20 in this regard.

Unexploded Ordnance (UXO) - The application falls within former RAF
Shepherd’s Grove (active 1944-66). The station was originally built for the
United States Airforce (USAF) in 1943 and operated as a base for Stirling
Bombers during the final years of the Second World War. During this period,
the site footprint was primarily occupied by runways at the north of the
station, aircraft dispersal areas on the eastern outskirts of the site footprint
(adjacent to the former technical site) and undeveloped land at the north of
the site footprint. The station was used by Bomber Command and Transport
Command and also operated Special Operations Executive (SOE) missions
during and following WWII. During the Cold War period the base became a
‘Thor’ missile base housing Mark 7 missiles and later Mark 28 thermo-nuclear
weapons. These were removed in 1963 before the station was de-
commissioned and returned to civilian use.

Given the site’s former use, there is potential for buried or discarded UXO to
be present within the site. The application is supported by a ‘detailed
unexploded ordnance risk assessment’, which based on a study of archive
records of historical bombing raids, has concluded that the overall risk to
health from UXO’s and associated contamination is low to medium. However,
the report explains that suitable mitigation such as appropriate training for
site workers and a magnetometer survey prior to construction of buildings,
can reduce this risk. Risk to health during the construction stage of a
development is covered by the Health & Safety Regulations, and ultimately
overseen by the Health and Safety Executive (HSE). The Council’'s
environmental health officers raise no objection to the development in this
regard, and no planning conditions dealing with this matter are considered
necessary.

HSE consultation - The site is situated within the consultation zone of a major
hazard site, the Avanti Gas storage area. This adjoins the site to the east. A
small area of the site within the consultation area is proposed to contain
waste fuel and oil tanks of 2500 litres and 1000 litres respectively in
capacity, along with a processing building. The land use planning team of the
Health and Safety Executive (HSE) were made aware of this, and they raise
no objection to the development.

Parish Council and local resident’s comments — The many comments and
concerns raised by local residents and Parish Councils have been taken into
account in reaching the recommendation below. In respect of the full
elements of the application, (vehicle processing and the highway
infrastructure), the impacts of the proposal are either considered acceptable
or can be made acceptable through the imposition of suitable planning
conditions. For the outline elements of the proposal, (the remaining
employment and roadside uses), full details will need to be submitted for
approval as reserved matters to establish the acceptability of what is
proposed in terms of design, layout, appearance, siting, and landscaping.
Issues of lighting, refuse collection (litter), and detailed planting can be
considered at this time.

There are not considered to be any direct impacts from built development on
the amenity of residents close to the site. Impacts in respect of noise and
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odour can be controlled through the imposition of conditions as set out at the
end of this report.

Other matters such as ecology, energy efficiency and detailed drainage
solutions, will be required to be submitted by condition of any permission.

Planning obligations — In order to mitigate for the impact on Skylarks for a
period of at least 10 years, off-site third-party land will be required to be set
aside as an appropriate habitat. In order to achieve this the applicant will
enter into an agreement with the landowner under section 106 of the Town
and Country Planning Act 1990.

The above planning obligation meets the test of the Regulation 122 of the
Community Infrastructure regulations in that the obligations are necessary to
make the development acceptable in planning terms, directly related to the
development and fairly and reasonably related in scale and kind to the
development. This approach also accords with Core Strategy Policy CS14.

Conclusion and planning balance:

The proposed development accords with Vision policy RV4, Emerging Site
Allocations Policy AP42, and paragraphs 85 and 88 of the NPPF and is
considered acceptable in principle.

The application provides much needed road infrastructure to enable the
whole site to be accessed, removing the need for commercial traffic including
HGV'’s, to the significant benefit of Stanton residents. The contribution
towards the economic growth of the district is in line with the economic
element of sustainable development as set out in paragraph 11 of the NPPF.
The economic benefits of the proposal and its accordance in principle with
rural vision policy RV4, and Core Strategy Policy CS9, weigh in favour of the
scheme.

The application proposal acknowledges the existing character of the
landscape setting and proposed vegetation retention and new landscape
features that will minimise its impact with the local setting. There will be no
significant impact on the wider landscape setting, and whilst the landscape
character is not of high value, the proposal does seek to enhance it through
enhanced biodiversity and landscape mitigation. This accords with Core
Strategy Policies CS2 and CS9, Joint Development Management Policy DM13,
and the NPPF.

Appropriate regard has been had to the Natural Environment and Rural
Communities Act 2006. The Local Planning Authority as Competent Authority
has concluded that the development would not have a significant impact on a
European designated site. Subject to appropriate conditions securing the
precautionary measures and mitigation set out in the ES and CEMP, the
impacts of the scheme on biodiversity can be made acceptable in accordance
with Joint Development Management Policy DM11 and paragraph 180 of the
NPPF. The requirements of the Conservation of Habitats and Species
Regulations 2017 will also have been met.

The proposed drainage strategy for the site is acceptable and the Local Lead
Flood Authority (LLFA) is satisfied that the proposed development can be
satisfactorily drained without increasing the risk of flooding elsewhere in
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accordance with the requirements of Joint Development Management Policy
DM6 and the NPPF.

The proposal is not considered to have a significant adverse impact on the
highway network and, subject to the conditions set out at the end of this
report, including the securing of additional footpath provision, provides for
appropriate levels of sustainable transport solutions. This is in accordance
with the NPPF and policies DM2, DM45 and DM46.

Subject to the implementation of the Low Emission Strategy required by
condition, along with other conditions including the submission and
implementation of a travel plan, the impact on Air Quality can be made
acceptable and in accordance with Core Strategy Policy CS2, Joint
Development Management Policy DM14 and paragraphs 111 and 116 of the
NPPF in this regard.

Subject to appropriate conditions, the noise impact on neighbouring
receptors can be made acceptable, and the application is considered to
accord with Joint Development Management Policies DM2 and DM14 and
Paragraphs 191(a) and 193 of the NPPF.

The application has met the required principles of sustainable design and
construction, and in terms of water efficiency, through appropriate
conditions, can be made to accord with Joint Development Management
policy DM7.

A planning balance has been undertaken, and the benefits and disbenefits of
the proposed development have been assessed. Appropriate weight has then
been afforded to them. The benefits of the development can be summarised
as follows:

- The proposed development will deliver a substantial part of a rural
employment allocation, contributing towards the economy of the
district;

- The development provides the key infrastructure necessary to
unlock the delivery of the remainder of the strategic employment
allocation;

- Significant job creation (potentially 90 jobs for the vehicle
processing use), including future job opportunities associated with
the proposed use classes B2 (general industrial), C1 (hotel) and E
(retail, offices café/restaurant);

- Significant reduction in traffic movements associated with
commercial activity at Shepherds Grove through Stanton village,
and;

- Enhanced pedestrian and cycle connectivity to Stanton village.

Paragraph 85 of the NPPF states that significant weight should be placed on
the need to support economic growth and productivity, taking into account
both local business needs and wider opportunities for development. NPPF
paragraph 87 also states that planning decisions should recognise and



address the specific locational requirements of different sectors. It is
acknowledged that in line with these economic objectives of sustainable
development, the proposal and its benefits (set out at par. 47 of this report),
represents growth, and improved productivity.

264. The potential local and regional economic benefits, including job creation, of
the development accords with the NPPF, Rural Vision Policy RV4 and Core
Strategy policies CS2 and CS9. The benefits of the development are afforded
significant weight in the planning balance.

265. The significant reduction in traffic movements through Stanton as a result of
the re-routing of traffic associated with Shepherds Grove, along with the
enhanced pedestrian and cycle connectivity, are attached significant weight
in the planning balance.

266. Balanced against the above benefits are the following disbenefits:

- Increased traffic on the local road network, specifically the A143 and local
villages along this route (although not considered to be severe impact by
the SCC Highways) Moderate weight is attached to this impact.

- Increase in traffic on the A14 junctions 43 and 47, although not considered
severe by National Highways. Low to moderate weight is attached to this
impact.

- Degree of landscape harm through construction of a new roundabout and
adjoining businesses resulting in a change to the existing character and
appearance of the area. The sensitivity of the landscape is judged to be
moderate to low, therefore low to moderate weight is attached to this
impact.

267. Overall, subject to mitigation and conditions set out above that deal with
emissions, noise, traffic, and drainage, the cumulative impact with other
current/proposed development is or can be made acceptable , and having
considered the ES as a whole, Officers are satisfied with the conclusions and
assessments undertaken in that the operational development the subject of
this application, submitted in both full and outline, would not give rise to
significant environmental impact. Future reserved matters submissions will
consider detail elements of design, appearance, scale and landscaping.

268. Having considered the material considerations raised by the application
proposal, along with the environmental impacts as set out in the ES, officers
consider that the clear benefits arising from the development are substantial,
outweighing any identified harm. Subject to appropriate planning conditions
and obligations to be secured by way of a S106 legal agreement, the
development is considered to be acceptable and in compliance with relevant
development plan policies and the National Planning Policy Framework.

Recommendation:
269. It is recommended that planning permission be APPROVED subject to the

completion of a S106 legal agreement to secure a Farmland Bird Mitigation
Strategy for a period of 10 years, and the following conditions:



Both full and outline permissions

1. The development hereby permitted shall not be carried out except in
complete accordance with the details shown on the following approved plans
and documents, unless otherwise stated below:

Reference number

36457_TREV 0
970-MP-01_B1

970-SE-01 REV A
970-SW-01 Rev C
970-SW-02 Rev C
970-SW-03 Rev C
970-SW-04 Rev C
970-SW-05 Rev C
970-SW-06 Rev C
970-SW-07 Rev C
970-SW-08 Rev C
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Topographic survey
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masterplan
Landscape plan
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Tree protection plan
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at roundabout

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

No part of the development shall be commenced until details of the proposed
footway on Grove Lane in general accordance with Drawings 49083-C-401
P02 and 49083-C-401 P02 have been submitted to and approved in writing
by the Local Planning Authority.

The approved footway shall be laid out and constructed in its entirety prior to
any other part of the development being occupied. Thereafter the footway
shall be retained in its approved form.

Reason: To ensure that the footway is designed and constructed to an
appropriate and acceptably safe specification and made available for use at
an appropriate time. A Section 278 Agreement will be required to permit the
applicant to work within highway maintainable at public expense (see
informative relating to Section 278 Agreements).

Prior to first operational use of the site, at least 20% of car parking spaces

shall be equipped with working electric vehicle charge points, which shall be
provided for staff and/or visitor use at locations reasonably accessible from
car parking spaces. The Electric Vehicle Charge Points shall be retained



thereafter and maintained in an operational condition. An additional 20% of
parking spaces shall be installed with the infrastructure in place for future
connectivity.

Reason: To promote and facilitate the uptake of electric vehicles on the site
in order to minimise emissions and ensure no deterioration to the local air
quality, in accordance with Policy DM14 of the Joint Development
Management Policies Document, paragraphs 107 and 112 of the National
Planning Policy Framework (NPPF) and the Suffolk Parking Standards.

Each company or organisation that occupies the site must develop their own
travel plan to minimise emissions from staff and business users and promote
sustainable transport choices. Plans will need to be approved in writing and
shall be implemented in all respects. The travel plan(s) should be submitted
to the local planning authority within a maximum of six months post
occupation.

Reason: To minimise emissions and ensure no deterioration to the local air
quality, in accordance with Policy DM14 of the Joint Development
Management Policies Document, which states: “Proposals for all new
developments should minimise all emissions and other forms of pollution
(including light and noise pollution) and ensure no deterioration to either air
or water quality.”

A Low Emission Strategy Monitoring Report should be submitted to, and
approved in writing by, the local planning authority within 16 months post
occupation. The report should include all elements detailed in Section 5 of
the Low Emission Strategy “Monitoring of LES Effectiveness”, including the
results of the multi-modal travel survey that is to be completed one year
after first occupation. The report should also provide detailed information of
the heavy-duty vehicle measures implemented and their effectiveness.”

Reason: To minimise emissions and ensure no deterioration to the local air
quality, in accordance with Policy DM14 of the Joint Development
Management Policies Document, which states: “Proposals for all new
developments should minimise all emissions and other forms of pollution
(including light and noise pollution) and ensure no deterioration to either air
or water quality.

Prior to commencement of development an Arboricultural Method Statement
(including any demolition, groundworks and site clearance) shall be
submitted to and approved in writing by the Local Planning Authority. The
Statement should include details of the following:

a. Measures for the protection of those trees and hedges on the application
site that are to be retained,

b. Details of all construction measures within the 'Root Protection Area'
(defined by a radius of dbh x 12 where dbh is the diameter of the trunk
measured at a height of 1.5m above ground level) of those trees on the
application site which are to be retained specifying the position, depth, and
method of construction/installation/excavation of service trenches, building
foundations, hardstandings, roads and footpaths,



c. A schedule of proposed surgery works to be undertaken to those trees and
hedges on the application site which are to be retained.

The development shall be carried out in accordance with the approved
Method Statement unless agreed in writing by the Local Planning Authority.

Reason: To ensure that the trees and hedges on site are adequately
protected, to safeguard the character and visual amenity of the area, in
accordance with policies DM12 and DM13 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 of
development to ensure that existing trees are adequately protected prior to
any ground disturbance.

Prior to commencement of development, including any site preparation, 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

iiil) 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 the demolition
and construction phases

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

viii) Hours of demolition and construction operations including times for
deliveries and the removal of excavated materials and waste

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

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

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.

Any site preparation, construction works and ancillary activities, including
access road works and deliveries to / collections from the site in connection
with the development shall only be carried out between the hours of



08:00 to 18:00 Mondays to Fridays

08:00 to 13.00 Saturdays

and at no times during Sundays or Bank / Public Holidays without the prior
written consent of the Local Planning Authority.

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.

9. Prior to first use of the development hereby approved:

i) All of the noise protection and mitigation works associated with the
development as detailed in the Cass Allen Noise Impact Assessment
for Land at Shepherd’s Grove, Stanton (Report reference: RP01-
22170-R5, Revision 6, Issue Date 17 November 2022) shall be
completed in their entirety in accordance with the approved details.

ii) The completion of the works shall be verified on site by a specialist
noise consultant and the Local Planning Authority shall be notified in
writing of the completion and verification of the works. Thereafter the
approved works shall be retained.

Reason: To protect the amenities of occupiers of properties in the locality, in
accordance with policy DM2 of the West Suffolk Joint Development
Management Policies Document 2015, Chapter 15 of the National Planning
Policy Framework and all relevant Core Strategy Policies. Note: the above
relates specifically, but is not limited to, a 3m acoustic barrier being adopted
into the design as shown in Figure 2 on page 10 of 256 of the Cass Allen
Noise Impact Assessment.

10. The rating level of noise emitted from any external plant, equipment or
machinery, including (but not limited to) any of the proposed commercial /
roadside uses (Plots A, B and C) or general employment uses (Plot D)
associated with the development hereby approved, shall be lower than the
existing background noise level by at least 5dB in order to prevent any
adverse impact. The measurements / assessment shall be made according to
BS 4142:2014+A1:2019 '‘Methods for rating and assessing industrial and
commercial sound’ at the nearest and / or most affected noise sensitive
premise(s), with all external plant, equipment or machinery operating at
maximum capacity and be inclusive of any penalties for tonality,
intermittency, impulsivity or other distinctive acoustic characteristics.

Reason: To protect the amenities of occupiers of properties in the locality, in
accordance with policy DM2 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. The rating level of noise emitted from any workshops / motor repair facilities
and the like associated with the development hereby approved, shall be
lower than the existing background noise level by at least 5dB in order to
prevent any adverse impact. The measurements / assessment shall be made
according to BS 4142:2014+A1:2019 ‘Methods for rating and assessing
industrial and commercial sound’ at the nearest and / or most affected noise
sensitive premise(s), with all external plant, equipment or machinery



12.

13.

14.

15.

operating at maximum capacity and be inclusive of any penalties for tonality,
intermittency, impulsivity or other distinctive acoustic characteristics.

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

Any external artificial lighting at the development hereby approved shall not
exceed lux levels of vertical illumination at neighbouring premises that are
recommended by the Institution of Lighting Professionals (ILP) Guidance
Note GN0O1/21 ‘The Reduction of Obtrusive Light’. Lighting should be
minimised, and glare and sky glow should be prevented by correctly using,
locating, aiming and shielding luminaires, in accordance with the Guidance
Note.

Reason: To prevent light pollution and protect the amenities of occupiers of
properties in the locality, in accordance with policy 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.

Any commercial kitchen extraction / ventilation system associated with the
proposed hot food takeaway and pub / restaurant at the development hereby
approved shall comply with the EMAQ+ document ‘Control of Odour and
Noise from Commercial Kitchen Exhaust Systems’ in respect of its
installation, operation, and maintenance of the odour abatement equipment
and extract system, including the height of the extract duct and vertical
discharge outlet. Approved details shall be implemented prior to first use of
the development and thereafter be permanently retained.

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

Prior to commencement of development a scheme for the provision of fire
hydrants within the application site shall be submitted to and approved in
writing by the Local Planning Authority. No part of the development shall be
occupied or brought into use until the fire hydrants have been provided in
accordance with the approved scheme. Thereafter the hydrants shall be
retained in their approved form unless the prior written consent of the Local
Planning Authority is obtained for any variation.

Reason: To ensure the adequate supply of water for firefighting and
community safety, in accordance with policy DM2 of the West Suffolk Joint
Development Management Policies Document 2015, Chapters 8 and 12 of the
National Planning Policy Framework and all relevant Core Strategy Policies.

Full planning permission

16.

The development hereby permitted shall be begun not later than three years
from the date of this permission.
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18.

19.

20.

21.

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

No development shall commence until details of the strategy for the disposal
of surface water on the site have been submitted to and approved in writing
by the local planning authority (LPA).

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

No development shall commence until details of the implementation,
maintenance, and management of the strategy for the disposal of surface
water on the site have been submitted to and approved in writing by the LPA.
The strategy shall be implemented and thereafter managed and maintained
in accordance with the approved details.

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

No development shall commence until details of a Construction Surface
Water Management Plan (CSWMP) detailing how surface water and storm
water will be managed on the site during construction (including demolition
and site clearance operations) is submitted to and agreed in writing by the
LPA. The CSWMP shall be implemented and thereafter managed and
maintained in accordance with the approved plan for the duration of
construction. The approved CSWMP shall include: Method statements, scaled
and dimensioned plans and drawings detailing surface water management
proposals to include:- i. Temporary drainage systems ii. Measures for
managing pollution / water quality and protecting controlled waters and
watercourses iii. Measures for managing any on or offsite flood risk
associated with construction.

Reason: To ensure the development does not cause increased flood risk, or
pollution of watercourses or groundwater.

All mitigation and enhancement measures and/or works shall be carried out
in accordance with the details contained in the Ecological Impact Assessment
and Biodiversity Net Gain Assessment (both by Ground Control, August
2023) as already submitted with the planning application and agreed in
principle with the local planning authority prior to determination. This may
include the appointment of an appropriately competent person e.g. an
ecological clerk of works (ECoW) to provide on-site ecological expertise
during construction. The appointed person shall undertake all activities, and
works shall be carried out, in accordance with the approved details.

Reason: To conserve and enhance protected and Priority species and allow
the LPA to discharge its duties under the Conservation of Habitats and
Species Regulations 2017 (as amended), the Wildlife & Countryside Act 1981
as amended and s40 of the NERC Act 2006 (Priority habitats & species).

Prior to the commencement of development, a construction environmental
management plan (CEMP: Biodiversity) shall be submitted to and approved in
writing by the local planning authority. The CEMP (Biodiversity) shall include
the following:
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23.

a) Risk assessment of potentially damaging construction activities.

b) Identification of “biodiversity protection zones”.

c) Practical measures (both physical measures and sensitive working
practices) to avoid or reduce impacts during construction (may be
provided as a set of method statements).

d) The location and timing of sensitive works to avoid harm to biodiversity
features.

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

f) Responsible persons and lines of communication.

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

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

i) Containment, control and removal of any Invasive non-native species
present on site.

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

Reason: To conserve protected and Priority species and allow the LPA to
discharge its duties under the Conservation of Habitats and Species
Regulations 2017 (as amended), the Wildlife & Countryside Act 1981 (as
amended) and s40 of the NERC Act 2006 (Priority habitats & species).

No development shall commence unless and until a Biodiversity Gain Plan to
ensure that there is a net gain in biodiversity within a 30-year period as a
result of the development has been submitted to and agreed in writing by the
Local Planning Authority. The net biodiversity impact of the development
shall be measured in accordance with the Secretary of State’s biodiversity
metric as applied in the area in which the site is situated at the relevant
time.

The content of the Biodiversity Gain Plan should include the following:

a) Proposals for the on-site biodiversity net gain;

b) A management and monitoring plan for onsite biodiversity net gain
including 30-year objectives, management responsibilities, maintenance
schedules and a methodology to ensure the submission of monitoring reports
in years 2,5,10,15,20,25 and 30 from commencement of development,
demonstrating how the BNG is progressing towards achieving its objectives,
evidence of arrangements and any rectifying measures needed.

The development shall be implemented in full accordance with the
requirements of the approved Biodiversity Gain Plan.

Reason: To allow the development to demonstrate measurable biodiversity
net gains and allow LPA to discharge its duties under the NPPF and s40 of the
NERC Act 2006 (Priority habitats & species).

A lighting design scheme for biodiversity shall be submitted to and approved
in writing by the local planning authority. The scheme shall identify those
features on site that are particularly sensitive for bats and that are likely to
cause disturbance along important routes used for foraging; and show how



and where external lighting will be installed (through the provision of
appropriate lighting contour plans, Isolux drawings and technical
specifications) so that it can be clearly demonstrated that areas to be lit will
not disturb or prevent bats using their territory.

All external lighting shall be installed in accordance with the specifications
and locations set out in the scheme and maintained thereafter in accordance
with the scheme. Under no circumstances should any other external lighting
be installed without prior consent from the local planning authority.

Reason: To allow the LPA to discharge its duties under the Conservation of
Habitats and Species Regulations 2017 (as amended), the Wildlife &
Countryside Act 1981 as amended and s40 of the NERC Act 2006 (Priority
habitats & species).

Outline planning permission

24,

25.

26.

Application for the approval of the matters reserved by conditions of this
permission shall be made to the Local Planning Authority before the
expiration of three years from the date of this permission. The development
hereby permitted shall be begun not later than whichever is the latest of the
following dates:-

i) The expiration of three years from the date of this permission; or
i) The expiration of two years from the final approval of the reserved
matters; or,

In the case of approval on different dates, the final approval of the last
such matter to be approved.

Reason: To conform with the requirements of Section 92 of the Town and
Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

Prior to commencement of development, details of the appearance,
landscaping, layout, and scale (hereinafter called "the reserved matters")
shall be submitted to and approved in writing by the Local Planning
Authority. The development shall be carried out as approved.

Reason: Required to be imposed pursuant to Section 92 of the Town and
Country Planning Act 1990 (as amended) and to enable to the Local Planning
Authority to exercise proper control over these aspects of the development.

Concurrent with the first reserved matters application(s) a surface water
drainage scheme shall be submitted to, and approved in writing by, the local
planning authority (LPA). The scheme shall be in accordance with the
approved FRA and include:

a. Dimensioned plans and drawings of the surface water drainage scheme;
b. Further infiltration testing on the site in accordance with BRE 365 and the

use of infiltration as the means of drainage if the infiltration rates and
groundwater levels show it to be possible;
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c. If the use of infiltration is not possible then modelling shall be submitted to
demonstrate that the surface water runoff will be restricted to Qbar or
2l/s/ha for all events up to the critical 1 in 100 year rainfall events including
climate change as specified in the FRA;

d. Modelling of the surface water drainage scheme to show that the
attenuation/infiltration features will contain the 1 in 100 year rainfall event
including climate change;

e. Modelling of the surface water conveyance network in the 1 in 30 year
rainfall event to show no above ground flooding, and modelling of the
volumes of any above ground flooding from the pipe network in a 1 in 100
year rainfall event including climate change, along with topographic plans
showing where the water will flow and be stored to ensure no flooding of
buildings or offsite flows;

f. Topographical plans depicting all exceedance flow paths and demonstration
that the flows would not flood buildings or flow offsite, and if they are to be
directed to the surface water drainage system then the potential additional
rates and volumes of surface water must be included within the modelling of
the surface water system;

g. Details of the maintenance and management of the surface water drainage
scheme shall be submitted to and approved in writing by the local planning
authority.

h. Details of a Construction Surface Water Management Plan (CSWMP)
detailing how surface water and storm water will be managed on the site
during construction (including demolition and site clearance operations) is
submitted to and agreed in writing by the local planning authority. The
CSWMP shall be implemented and thereafter managed and maintained in
accordance with the approved plan for the duration of construction. The
approved CSWMP and shall include: Method statements, scaled and
dimensioned plans and drawings detailing surface water management
proposals to include:- i. Temporary drainage systems ii. Measures for
managing pollution / water quality and protecting controlled waters and
watercourses iii. Measures for managing any on or offsite flood risk
associated with construction The scheme shall be fully implemented as
approved.

Reasons: To prevent flooding by ensuring the satisfactory storage and
disposal of surface water from the site for the lifetime of the development. To
ensure the development does not cause increased flood risk, or pollution of
watercourses or groundwater. To ensure clear arrangements are in place for
ongoing operation and maintenance of the disposal of surface water
drainage.

Within 28 days of practical completion of the last dwelling or unit, a
Sustainable Drainage System (SuDS) verification report shall be submitted to
the LPA, detailing that the SuDS have been inspected, have been built and
function in accordance with the approved designs and drawings. The report
shall include details of all SuDS components and piped networks have been
submitted, in an approved form, to and approved in writing by the LPA for
inclusion on the Lead Local Flood Authority’s Flood Risk Asset Register.
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29.

30.

Reason: To ensure that the surface water drainage system has been built in
accordance with the approved drawings and is fit to be put into operation and
to ensure that the Sustainable Drainage System has been implemented as
permitted and that all flood risk assets and their owners are recorded onto
the LLFA’s statutory flood risk asset register as required under s21 of the
Flood and Water Management Act 2010 in order to enable the proper
management of flood risk within the county of Suffolk.

All mitigation and enhancement measures and/or works shall be carried out
in accordance with the details contained in the Ecological Impact Assessment
and Biodiversity Net Gain Assessment (both by Ground Control, August
2023) as already submitted with the planning application and agreed in
principle with the local planning authority prior to determination. This may
include the appointment of an appropriately competent person e.g. an
ecological clerk of works (ECoW) to provide on-site ecological expertise
during construction. The appointed person shall undertake all activities, and
works shall be carried out, in accordance with the approved details.

Reason: To conserve and enhance protected and Priority species and allow
the LPA to discharge its duties under the Conservation of Habitats and
Species Regulations 2017 (as amended), the Wildlife & Countryside Act 1981
as amended and s40 of the NERC Act 2006 (Priority habitats & species).

Concurrent with the submission of reserved matters and prior to
commencement of development, a construction environmental management
plan (CEMP: Biodiversity) shall be submitted to and approved in writing by
the local planning authority. The CEMP (Biodiversity) shall include the
following. a) Risk assessment of potentially damaging construction activities.
b) Identification of “biodiversity protection zones”. c) Practical measures
(both physical measures and sensitive working practices) to avoid or reduce
impacts during construction (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. i) Containment,
control and removal of any Invasive non-native species present on site The
approved CEMP shall be adhered to and implemented throughout the
construction period strictly in accordance with the approved details, unless
otherwise agreed in writing by the local planning authority.

Reason: To conserve protected and Priority species and allow the LPA to
discharge its duties under the Conservation of Habitats and Species
Regulations 2017 (as amended), the Wildlife & Countryside Act 1981 (as
amended) and s40 of the NERC Act 2006 (Priority habitats & species).

Concurrent with the submission of reserved matters and prior to
commencement of development, a Biodiversity Net Gain Design Stage
Report, in line with Table 2 of CIEEM Biodiversity Net Gain report and audit
templates (July 2021), shall be submitted to and approved in writing by the
local planning authority which provides measurable biodiversity net gain,
using the DEFRA Biodiversity Metric 4.0 or any successor. The content of the
Biodiversity Net Gain report should include the following:
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32.

¢ Baseline data collection and assessment of current conditions on site;

e A commitment to measures in line with the Mitigation Hierarchy and
evidence of how BNG Principles have been applied to maximise benefits
to biodiversity;

e Provision of the full BNG calculations, with plans for pre and post
development and detailed justifications for the choice of habitat types,
distinctiveness and condition, connectivity and ecological functionality;

¢ Details of the implementation measures and management of proposals;

e Details of any off-site provision to be secured by a planning obligation;

e Details of the monitoring and auditing measures.

The proposed enhancement measures shall be implemented in accordance
with the approved details and shall be retained in that manner thereafter.

Reasons: In order to demonstrate measurable net gains and allow the LPA to
discharge its duties under the NPPF (2023).

A lighting design scheme for biodiversity shall be submitted to and approved
in writing by the local planning authority. The scheme shall identify those
features on site that are particularly sensitive for bats and that are likely to
cause disturbance along important routes used for foraging; and show how
and where external lighting will be installed (through the provision of
appropriate lighting contour plans, Isolux drawings and technical
specifications) so that it can be clearly demonstrated that areas to be lit will
not disturb or prevent bats using their territory. All external lighting shall be
installed in accordance with the specifications and locations set out in the
scheme and maintained thereafter in accordance with the scheme. Under no
circumstances should any other external lighting be installed without prior
consent from the local planning authority.

Reason: To allow the LPA to discharge its duties under the Conservation of
Habitats and Species Regulations 2017 (as amended), the Wildlife &
Countryside Act 1981 as amended and s40 of the NERC Act 2006 (Priority
habitats & species).

Concurrent with the submission of reserved matters, a revised Landscape
and Ecological Management Plan (LEMP) shall be submitted to, and be
approved in writing by, the local planning authority prior to development
commencement above slab level. The content of the final LEMP shall include
the following:

a) Description and evaluation of features to be managed.

b) Ecological trends and constraints on site that might influence
management.

c) Aims and objectives of management.

d) Appropriate management options for achieving aims and objectives.

e) Prescriptions for management actions.

f) Preparation of a work schedule (including an annual work plan capable of
being rolled forward over a five-year period).

g) Details of the body or organisation responsible for implementation of the
plan.

h) Ongoing monitoring and remedial measures.

The final LEMP shall also include details of the legal and funding
mechanism(s) by which the long-term implementation of the plan will be



33.

secured by the developer with the management body(ies) responsible for its
delivery. The plan shall also set out (where the results from monitoring show
that conservation aims and objectives of the LEMP are not being met) how
contingencies and/or remedial action will be identified, agreed and
implemented so that the development still delivers the fully functioning
biodiversity objectives of the originally approved scheme. The approved plan
will be implemented in accordance with the approved details.

Reason: To allow the LPA to discharge its duties under the Conservation of
Habitats and Species Regulations 2017 (as amended), the Wildlife &
Countryside Act 1981 (as amended) and s40 of the NERC Act 2006 (Priority
habitats & species).

The development shall achieve BREEAM Excellent standard. This should be
evidenced by a BREEAM fully-fitted certificate upon completion. The
development shall achieve a Final BREEAM Excellent rating in accordance
with the requirements of the BREEAM New Construction 2018 V6 scheme.
The projects Final Certificate must be issued to the local planning authority
within a maximum of 6 months post completion.

Reason: In the interests of sustainability as required in policy DM7 of the
Joint Development Management Policy Document 2015

Documents:

All background documents including application forms, drawings and other
supporting documentation relating to this application can be viewed online
DC/22/2190/HYB



http://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=RN8NI1PD04S00

