West Suffolk Local Plan Issues and Options
October 2020
Call for sites form
If you would like to promote a site or sites for potential development then please
complete this questionnaire.
All submissions must be accompanied by an ordnance survey map clearly showing the
boundaries of the site outlined in red.
All submissions are made on a without prejudice basis. Please note that in seeking
available sites the council is making no commitment in respect of which sites may be
selected to be included in the preferred options stage of the West Suffolk Local Plan.
Please complete a separate questionnaire for each site
Only submit sites which:
•

are available for development within the next 15 years

•

that can accommodate five or more dwelling or are greater than 0.2 hectares in
size if being promoted as a residential site.

Please send your form:
By email to: planning.policy@westsuffolk.gov.uk
By post to: Strategic planning, West Suffolk House, Western Way, Bury St Edmunds, IP33 3YU
You must provide an answer to all the questions in the form.
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Part one – site information
Please provide as much detail as possible about your site.
1.

Location plan
Please supply a site plan that clearly shows the boundaries of the site outlined in
red and access point indicated.
An appropriate site plan has been provided alongside this submission

2.

Settlement
What settlement is the site in, or nearest to?
Brandon

3.

Site address
Please provide the site address.
Brandon Cottage, Rattlers Road, Brandon, Suffolk IP27 0HD

4.

Previously submitted site
Has the site already been identified within the Strategic Housing and Economic
Land Availability Assessment 2020 or the West Suffolk Local Plan Issues and
Options document?
YES
☒
NO
☐
(click in the appropriate box)
If you answered yes, please enter the site reference number below.
The site is identified in the Strategic Housing and Economic Land Availability
Assessment (SHELAA) 2020, reference WS261 (Previous reference B/20).
The site was ‘deferred’ on the basis of ‘Significant Policy Constraints’: The
site is within a SAC or SPA location or associated buffer zones.

5.

Additional information to previously submitted site
Please send us any additional information/supporting statement you have in
relation to the site you have previously submitted

6.

Planning history
Does the site have any relevant planning history?
If you answered yes, please provide the planning application reference number(s).
Yes – The site is subject of planning application reference number
DC/20/1936/OUT (decision pending).

7.

Current land use
What is the current use(s) of the land?
Extended curtilage of Brandon Cottage.

8.

Brownfield
Is the site brownfield (has it been built on previously)?
YES
☐
NO
☒
(click in the appropriate box)

9.

Site size
Please provide the site area in hectares.
0.49 ha

10. Site description
Please describe the site, providing photos if possible.
Our client’s site is located to the south of the settlement of Brandon and sits
within its defined settlement boundary in its entirety. This is a land parcel
comprising the extended curtilage of Brandon Cottage itself and measuring 0.49
hectares in area. Further information is provided within the Planning Supporting
Statement that accompanies this submission.

Part two – suitability
Site must comply with policies in the development plan documents which can
be found at www.westsuffolk.gov.uk/planningpolicy
11. Constraints
Are there any other constraints to the development of the site?
(For example flood risk, or a loss of historical assets, or community facilities,
and/or habitats and biodiversity constraints?)
Information on constraints can be found at
https://magic.defra.gov.uk/MagicMap.aspx
Please provide as much information as possible.
Constraints
Our client’s site lies within the 1,500m Stone Curlew SPA and 400m Woodlark &
Nightjar SPA constraint zones albeit Natural England (NE) consider the current
proposal for 6 dwellings in this location is acceptable in principle (see appendix B
of Planning Supporting Statement, November 2020, that accompanies this
submission and application reference DC/20/1936/OUT).
There are trees on the periphery of the site that are the subject of a TPO.
The site is identified by the Environment Agency as being within Flood Zone 1 in
its entirety and as such the site is at low risk of flooding according to their data.
A comprehensive land contamination assessment provided alongside application
DC/20/1936/OUT concludes that there is no evidence to suggest that our client’s
site has contamination issues that could not be mitigated.
A thorough ecological appraisal was submitted alongside application
DC/20/1936/OUT. The appraisal reveals that development would not have a
detrimental impact on any known designated site, protected or priority species,
or ecological networks (subject to the implementation of the mitigation measures
identified within the appraisal).
Suitability Summary
In accord with the extant (and emerging) Development Plan, the proposal would
provide six new dwellings in a location that the Council consider is acceptable in
terms of its connectivity to services and facilities. Our client’s site sits within the
settlement boundary of a ‘Market Town’, the highest-ranking category in the
spatial strategy of both the extant and emerging development plans.
Allocating the site within the context of the emerging Local Plan will contribute
much needed housing to address the acute deficiencies in supply in the Brandon
area of West Suffolk where housing supply is so heavily constrained by the
Breckland SPA. In ecological terms, development has been deemed acceptable in
principle by Natural England and is compliant with Development Plan policies
(CS2, DM10, DM11 and DM12) and the more recent provisions of the Framework

(Chapter 15) that seeks to preserve and enhance the natural environment. As a
consequence, the site should be ‘included’ within the context of the SHELAA.
Further information in respect of the suitability of my client’s site for residential
development can be found in the Planning Supporting Statement that
accompanies this submission and application reference DC/20/1936/OUT.

Part three – availability
Confirmation of the intention to develop the land must be received to enable us
to consider your site.
12. Landowner details
Please provide full contact details of the landowner, including name, address,
telephone number and email address.
Name: Mr Martin Bradford
Address: Brandon Cottage, Rattlers Road, Brandon, Suffolk IP27 0HD
Telephone number:
Email address: martin_bradford@hotmail.com

13. Developer details
If there is a developer for the site please provide their full contact details, including
organisation name, address, telephone number and email address.
Organisation: N/A
Contact name:
Address:

Telephone number:
Email address:

14. Agent details
If you are an agent please provide full contact details, including your name,
organisation (if applicable), address, telephone number and email address.
Organisation: Parker Planning Services
Contact name: Magnus Magnusson
Address: SUFFOLK OFFICE, St Andrew’s Castle, Bury St Edmunds. IP33 3PH
Telephone number: 01284 336119
Email address: magnus@parkerplanningservices.co.uk

15. Intention to develop

How soon could development begin?
1-5 years
1-5 years

6-10 years

11-15 years

15+ years

Please enter any additional comments you think would be useful in regard to the
timescale for development.
There are no legal or ownership impediments to development on the site subject
of this submission. The land is under the control of a single landowner/developer
who is actively promoting the site through the Local Plan process and the site is
the subject of an application for 6 dwellings (DC/20/1936/OUT – decision
pending).
The site is available immediately for development, i.e., in a 1-5-year period.
There are no unresolved multiple ownership issues, ransom strips, tenancies, or
operational requirements of other landowners, which may affect the availability of
the site.

Part four – achievability
Sites to be considered suitable for allocation need to show good potential to
come forward within a 15 year timeframe.
16. Legal issues
Do any other parties have any legal rights that relate to the site?
YES
☐
NO
☒
(click in the appropriate box)
If you answered ‘yes’ go to legal issues (question 14) below.
If you answered ‘no’ go to proposed use (question 15) below.
17. Legal issues details
Please provide further details on the legal issues affecting the achievability of
developing the site.
N/A

18. Proposed use
Please identify proposed future uses.
Select at least one option.
Residential

Economic
development

Mixed use

Other use

YES
If
If
If
If

you
you
you
you

selected
selected
selected
selected

‘residential’ please go to question 19.
‘economic development’ go to question 20.
‘mixed use’ go to question 20.
‘other use’ go to question 21.

19. Type of residential use proposed
Please identify what type of residential dwellings is proposed.
Market
housing
YES

Affordable
housing
Potentially

Care home

Traveller
site

Self or
custom build

If you have selected ‘other types of housing’ please clarify

Other types
of housing

N/A

20. Types of economic development
Please identify what type of ‘economic use’ is proposed
Retail

Leisure

Cultural Office

Warehousing

Community
Other
building

If you selected ‘other types of economic development’ please specify.
N/A

21. Types of mixed use
Please provide further details on the ‘mixed use’ proposed for the site.
N/A
22. Other uses
Please provide detailed information on the type of use proposed.
N/A
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1.0
1.1

Introduction
This Planning Supporting Statement has been prepared by Parker Planning Services Ltd . on
behalf of our client Mr Martin Bradford (the Applicant) to support his outline planning
application for the erection of 6 dwellings on land at Brandon Cottage, Rattlers Road,
Brandon.

1.2

The purpose of this statement is to demonstrate that an appropriate scheme can be
delivered on the site and the principle of development is acceptable in respect of both local
and national planning policy and guidance considerations. The statement also summarises
the findings of the specialist technical studies that have been commissioned by our client to
consider, in detail, the opportunities and constraints that affect and have influenced the
Proposed Development.

1.3

The site is known to the council having been submitted to them for assessment in respect of
their Strategic Housing and Economic Land Availability Assessment (SHELAA) in November
2019. Following assessment, the Council’s SHELAA summary report (February 2020)
‘deferred’ our client’s site (Council ref. WS261) due to ‘significant policy constraints’ and
specifically the site being located within a SAC or SPA location or within their associated
buffer zones.

1.4

The applicant has engaged in pre-application discussions with West Suffolk Council (see
appendix A) with specific regard to a larger scheme for 31 dwellings on his land at Brandon
Cottage. The revised and reduced scheme has evolved in light of the Council’s advice and
fully addresses the ‘concerns’ raised in respect of the previous scheme.

1.5

Firstly, the LPA were concerned about the ‘creep’ of development towards the Breckland
SPA consequent of development and associated ‘recreational disturbance’ that would put
increased pressure on the SPA.

1.6

The applicant has engaged with Natural England (NE) and has received recent confirmation
(Appendix B) that the principle of a reduced scheme for 6 dwellings in this location is
acceptable and as will be further considered at section 5.0 below. This advice followed the
submission and review of the Habitats Regulations Assessment supplementary information
(TLP, February 2020) by Natural England that also accompanies this application. The
supplementary evidence is specific to the current proposal for 6 dwellings and builds on the
findings of the Wild Frontier Ecology (January 2019) Supporting Evidence for Appropriate
Assessment relating to Breckland Special Protection as previously seen by both NE and the
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LPA.
1.7

Secondly, the LPA found conflict with policy DM5 (Development in the Countryside) insofar
as part of the previously proposed scheme would sit outside of the development boundary
of Brandon in the then emerging (now adopted) Forest Heath Site Allocations Local Plan
document (SALP, September 2019). The reduced scheme sits comfortably within the
settlement boundary of Brandon as defined by the adopted version of the SALP (2019) and
as such there is no longer any conflict with the provisions of Policy DM5 , i.e. none of the site
subject of this application sits within what is technically defined , by extant policies of the
development plan, as ‘countryside’.

1.8

The LPA cited concerns regarding highway safety in respect of the access to the site in their
pre-application advice. The previous proposal was accessed via Bury Road, whereas the
current scheme is accessed via the existing access to Brandon Cottage which is taken from
Rattlers Road. This access will of course be serving a significantly reduced quantum of new
dwellings and there have been ongoing discussions with Suffolk Highways in respect of this
access and an approval in principle of its location and design and as these appear on the
submitted plans.

1.9

The LPA had concerns about the ‘pressure’ the proposed development would put on the
existing character and appearance of the site and the potential removal of trees (some
subject of a TPO) to facilitate the proposed development and to create the access from Bury
Road. Notwithstanding the fact the site will now be accessed from Rattlers Road, t he reduced
scheme will put far less ‘pressure’ on the site in environmental terms and there are no trees
subject of a TPO requiring removal to facilitate the current scheme.

1.10 Finally and notwithstanding this is an outline application where matters of design and layout can be further considered and ‘controlled’ by the LPA at the Reserved Matters (RM)
stage, the revised scheme fully addressed the ‘concerns’ of the LPA in respect of such
matters and as they applied to the previous proposal that was subject to formal preapplication advice.
1.11 This Planning Statement supports the outline planning application for residential and other
associated development and should be read in conjunction with the planning application
form and accompanying technical reports.
1.12 This statement will demonstrate that the scheme is a sustainable one that conforms with
the provisions of the local development plan and the Framework and as such it should be
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approved without delay.

2.0

Development Description
The Proposal

2.1

This is an outline planning application for the erection of 6 no. dwellings on Land adjacent
to Brandon Cottage and west of the Bury Road (B1106) within the settlement of boundary
(as defined by the SALP, 2019) of Brandon. The site access is taken from Rattlers Road to the
north of the site.

Site and Context
2.2

Our client’s site is located to the south of the settlement of Brandon and within its defined
settlement boundary. This is a land parcel comprising the extended curtilage of Brandon
Cottage itself and measuring 0.49 hectares in area.

2.3

There are a number of trees on the periphery of the site providing an established landscape
buffer, some of which are the subject of a TPO. The site is bound by existing residential
development to the north and west, with woodland to the south. Indeed, our client’s site
lies within an enclave of built development.

2.4

The site is extremely well connected to the strategic road network via (amo ng other) the
Bury Road (B1106) and London Road (A1065) accessible via Rattlers Road. Brandon railway
station has regular services to destinations including Ely and Norwich and is located just 0.8
miles from our client’s site. Bus services 40 (Thetford – Kings Lynn) 86 & 86A (Brandon –
Bury St Edmunds) 200 & 201 (Mildenhall – Thetford) all serve Brandon.

2.5

the site is not ‘isolated’ in any physical or functional sense, lyi ng within the established
settlement of Brandon and the facilities and services found therein. There are a number of
core services and facilities available for existing and new residents (in addition to the
transport services outlined above) and as further considered in section 6 below.
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Site Designations
2.6

The recently adopted SALP (2019) identifies our client’s site as being within the settlement
boundary of Brandon where residential development is considered acceptable in principle,
subject to compliance with other policies of the Development Plan and other Material
Considerations including the provisions of the Framework. Furthermore, the Core Strategy
(2010) identifies Brandon as a Market Town, the highest -ranking classification of settlement
in the spatial strategy, as a consequence of its relative sustainability .

2.7

The Single-Issue Review of Policy CS7 (SIR, September 2019) provides for an additional 6,800
additional homes (net) in the period 2011-2031 within the District. Of these, only 33
additional dwellings have been allocated to Brandon as a consequence of the ecological
constraints pertaining to the settlement and the Breckland SPA in particular. Indeed, our
client’s site lies within the 1,500m Stone Curlew SPA and 400m Woodlark & Nightjar SPA
constraint zones albeit NE consider the proposal for 6 dwellings in this location to be
acceptable in principle (see appendix B).

2.8

The recently adopted SALP (2019) identifies that whilst this well serviced Market Town would
appear to provide significant opportunities for growth, the environmental constraints, in
particular the natura 2000 sites, place a severe limit on the extent of development that can
take place. As will be considered, our client’s site is demonstrably acceptable in planning
terms and therefore represents an ideal opportunity to deliver much needed housing in this
heavily constrained part of West Suffolk.

2.9

There are trees on the periphery of the site that are the subject of a TPO . However, none of
the trees subject of a TPO will be removed to facilitate the development.

2.10 The development site is identified by the Environment Agency as being within Flood Zone 1
in its entirety and as such the site is at low risk of flooding according to their data.
2.11 A comprehensive land contamination assessment has been included with the submission and
there is no evidence to suggest that our client’s site has contamination issues that could not
be mitigated.
2.12 The site has been the subject of a thorough ecological appraisal that has informed the
scheme design. The appraisal reveals that development would not have a detrimental impact
on any known designated site, protected or priority species, or ecological networks (subject
to the implementation of the mitigation measures identified within the appraisal).
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3.0
3.1

Design and Access Statement
The role of the Design and Access Statement is to provide an accessible and logically
structured statement detailing how the proposed development is a suitable response to the
site and its setting and to demonstrate that it can be adequately accessed by pr ospective
users.

3.2

This design and access statement has been prepared having regard to the provisions of the
national Planning Practice Guidance (PPG) in addition to guidance contained within ‘Design
and Access Statements: How to read write and use them ’ (CABE, 2007).

3.3

As the proposal is Outline (with only access to be considered), matters of layout and design
are largely to be determined at the Reserved Matters stage. However, it is beholden on the
applicant to demonstrate that the desired quantum of develop ment can be satisfactorily
achieved.

3.4

Overall, it is considered that the scheme delivers a high-quality design that respects the local
distinctiveness and character of the area and will function well over the lifetime of the
development. It is considered that the scheme fully accords with the extant ‘design’ policies
of the development plan (namely policies CS5, DM2, DM7, DM22 and DM46 ) and the more
recent provisions of the Framework (Chapter 12) and para. 127 in particular, as this relates
to what development should achieve in design terms.

i)
3.5

Design

The proposal will be designed to the highest possible standard, having regard to the
distinctive character of the area in which it is to be established. The proposal will be
traditional in nature and designed in such a manner that there will be no detrimental impact
upon the quality of the area and/or visual amenity.

Use
3.6

This is a land parcel comprising the extended curtilage of Brandon Cottage itself and
extending to 0.49 hectares in area.
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Scale

3.7

The scale of the development would be in keeping with the locality’s existing character,
representative of the built environment seen throughout the area and as can be seen in fig
1.1 below. The scale of development has been reduced in response to the site ’s constraints
and in particular the trees, some of which are subject of a TPO. As can be observed in figs.
1.1 and 1.2 below, very few trees will be impacted by the proposal, none of which are the
subject of a TPO.

Layout
3.8

The proposed scheme, as seen in Figs. 1.1 & 1.2 below, would make efficient and effective
use of the site whilst maintaining as much of the existing landscaping to Brandon Cottage as
possible. The proposed scheme would be designed to ensure that there are no amenity
issues such as overlooking.

3.9

The dwellings would have associated garages and sit within relatively generous plots with
reasonably sized amenity/garden space for future occupiers. Brandon Cottage will also
maintain a somewhat reduced but still generous amenity/garde n space for a dwelling of its
size.

3.10 Each of the 6 new dwellings will have parking for 3 motor vehicles and there will be cycle
storage facilities within the garages of the units. A new boundary will be created between
Brandon Cottage and the development site formed by a 1.8metre high close -boarded fence
and hedge planting.
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Fig 1.1

Proposed Scheme Lay-out, Rees Pryer Architects, July 2020 (Drawing no. 20-1201-PO1)

Landscaping
3.11 The proposal requires the removal of some trees to enable garden space to be created
around plot 1 and 6 of the proposed development. The landscaping scheme incorporates
new trees to compensate for this loss. The scheme also incorporates native hedge planting
and shrub and understorey planting (native and semi-ornamental) as shown in fig. 1.2 below.
It is proposed that the existing Woodland Garden which is outside the development will be
improved for wildlife by converting it to a more semi -natural woodland. Non-native trees
and shrubs will be replaced with native species such as oak, birch, and broom at the edges .
A woodland belt will be retained to the south of the site.
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Fig. 1.2

Brandon Cottage Landscaping Strategy, TLP, October 2020 (Drawing no.

E19890-TLP-001)

Appearance
3.12 The scheme is respectful of the existing character of the area and its semi -rural setting,
whilst at the same time providing good quality architectural design that enhances the site.
The upmost thought has been given to the impact that the new dwellings would have on
neighbouring dwellings, resulting in a scheme that demonstrates aesthetically pleasing
architecture that enhances the site whilst establishing it as somewhere people would enjoy
living both now and in future.

Servicing
3.13 There is ample space to position domestic recycling and waste storage bins for storage and
collection by the roadside.
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ii)

Access

3.14 The primary access is as existing and improved and taken from Rattlers Road to the north of
the site. The access location and design has the approval of Suffolk Highways Authority in
principle. Each of the dwellings will be accessed via a private driveway as shown on fig. 1.1
above.
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4.0

Planning Policy Considerations
Local Planning Policy

4.1

Planning applications should be determined in the context of the local development plan
and its policies unless material considerations indicate otherwise. The development plan
consists of:

4.2

•

Forest Heath Core Strategy (2010)

•

Forest Heath Core Strategy Single Issue Review of Policy CS7 (SIR) (2019)

•

Forest Heath Site Allocations Local Plan document (SALP) (2019)

•

West Suffolk Joint Development Management Policies Document (JDMPD) (2015)

In addition to Policy CS7 that was subject to a review and adopted in 2019, ‘important’
policies of the Core Strategy (2010) include:

4.3

•

Policy CS1 - Spatial Strategy

•

Policy CS2 - Natural Environment

•

Policy CS3 - Landscape character and the historic environment

•

Policy CS4 - Reduce emissions, mitigate and adapt to future climate change

•

Policy CS5 - Design quality and local distinctiveness

•

Policy CS9 - Affordable Housing Provision

•

Policy CS10 – Sustainable Rural Communities

‘Important’ policies of the JDMP (2015) include:
•

DM1 Presumption in Favour of Sustainable Development

•

DM2 Creating Places Development Principles and Local Distinctiveness

•

DM7 Sustainable Design and Construction

•

DM10 Impact of Development on Sites of Biodiversity and Geodiversity Importance

•

DM11 Protected Species

•

DM12 Mitigation, Enhancement, Management and Monitoring of Biodiversity

•

DM13 Landscape Features

•

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

•

DM22 Residential Design

•

DM46 Parking Standards
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National Planning Policy and Guidance
4.4

The recently revised National Planning Policy Framework (NPPF 3, 2019) and National
Planning Practice Guidance (NPPG) are both material planning considerations in providing
more up to date policy guidance than offered by the Development Plan in relati on to housing
provision.

4.5

The NPPF3 sets out the Government’s planning policies for England and how these are
expected to be applied whilst the NPPG sets out Government guidance in relation to planning
related issues in England.

4.6

4.7

The relevant sections contained within the NPPF include:
•

NPPF02: Achieving sustainable development

•

NPPF03: Plan Making

•

NPPF04: Decision making

•

NPPF05: Delivering a sufficient supply of homes

•

NPPF06: Building a strong, competitive economy

•

NPPF09: Promoting sustainable transport

•

NPPF11: Making effective use of land

•

NPPF12: Achieving well designed places

•

NPPF15: Conserving and enhancing the natural environment

The relevant National Planning Policy Guidance includes:
•

Rural Housing

•

Natural Environment
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5.0

Planning Policy Appraisal
‘Compliance’ with the Development Plan

5.1

The NPPF requires the approval of proposals that accord with an up -to-date development
plan without delay. PPS have provided an appraisal of the proposal’s ‘performance’ against
those policies considered ‘important’ in the assessment of ou r client’s application below to
demonstrate conformity with the extant policies of the development plan.

5.2

Compliance with policies of the JDMPDPD (2015) are considered elsewhere within this
Statement where relevant to the applicant’s proposals.

Table 1: Performance against ‘important’ policies of the Core Strategy (2010) and Policy CS7
(2019)
POLICY REFERENCE

POLICY REQUIREMENT

HOW

PROPOSALS

COMPLY

WITH POLICY
Core Strategy (2010, as amended) & SIR Policy CS7 (2019)
Policy CS1 - Spatial Strategy

Policy

CS1

sets

out

the

The proposal will assist the

settlement hierarchy for the

Council’s policy objectives of

(former) Forest Heath District

directing growth to the most

with Brandon designated as a

sustainable

Market Town,

Complies.

the

highest

locations.

‘ranking’ tier in the hierarchy,
i.e. one of the three most
sustainable

locations

for

growth in the District.
Policy

CS2

Environment

-

Natural

Proposed

development

The TLP HRA Supplementary

requires a Project Level HRA.

Information confirms that the

Development which is likely to

impact

lead to an adverse effect on

development

the

negligible, having no likely

integrity

of

the

of

the

proposed

would

effect

be

(Breckland) SPA will not be

significant

and

allowed.

requiring no mitigation for the
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Breckland SPA. NE (Appendix
B) having viewed the HRA
conclude that 6 new dwellings
would not cause a significant
issue

in

respect

of

the

Breckland SPA. Complies.
Policy

CS3

-

Landscape

The

quality,

character,

The reduced scheme has been

local

informed by the prevailing

the

landscape character of the

and

area. A woodland belt has

historic environment shall be

been retained between the

protected,

development and the SPA.

character and the historic

diversity

and

environment

distinctiveness
District's

of

landscape

conserved

and,

where possible, enhanced.

Complies.

Policy CS4 - Reduce emissions,

This policy reflects the need

The residential development

mitigate and adapt to future

for new development to plan

will lie within Flood Zone 1 in

climate change

for climate change, through

its entirely. Furthermore, the

addressing

and

ecological

potential impacts, including

submitted

flood risk, and biodiversity.

application demonstrate that

its

causes

assessments
with

the

the Proposed Development
will not have a significant
ecological impact subject to
the implementation of the
identifies

mitigation

strategies. Complies.
Policy CS5 - Design quality and

Policy CS5 seeks to ensure all

Notwithstanding this is an

local distinctiveness

new development will be high

Outline

quality and reinforce local

matters of design and layout

distinctiveness. Design that

can be further ‘controlled’ by

does not demonstrate it has

the LPA at the RM stage, the

regard to local context and

proposed scheme will be of a

fails to enhance the character,

high-quality build and has

application

and
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appearance

and

environmental quality of an

evolved in response to the
local context. Complies.

area will not be acceptable.
Policy CS7 – Overall housing

Policy CS7 makes provision for

The proposal will make an

provision and distribution

at least 6800 new dwellings

important

(net)

meeting

Policy

CS9

-

Affordable

Housing Provision

and

associated

contribution
ongoing

in

an

to

housing

infrastructure to be delivered

needs

area

where

in the period 2011 to 2031.

housing needs are particularly

Only 33 additional dwellings

acute as a consequence of the

are allocated to Brandon as a

ecological

consequence of the ecological

growth in and around the

constraints pertaining to the

settlement

settlement.

Complies.

Policy CS9 determines when

This

and where affordable housing

insofar as it does not comply

will be required as part of a

with the Framework insofar as

development proposal.

affordable housing provision

constraints

of

policy

is

on

Brandon.

out-of-date

should no longer be sought on
proposal that are not major
developments.

The

Applicant’s proposal does not
constitute major development
as defined by the Framework.
Complies

with

the

Framework.
Policy

CS10

–

Sustainable

Rural Communities

Policy CS10 identifies that the

The proposal meets the aims

Towns and Key Service Centres

of this policy insofar as it will

identified

Spatial

assist the Council in meeting

Strategy (Policy CS1) will be

housing need in a sustainable

the focus for service provision

location.

in the rural areas and will

will also provide support for

accommodate the scales of

existing and futures services

in

the

Additional

homes
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development set out in the

and

facilities

Spatial Strategy

settlement

within
of

the

Brandon.

Complies.
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6.0

Appraisal of Proposal on Economic, Social & Environmental
Grounds

6.1

To assist the council in their decision-making process, the next section of this Statement
appraises my client’s proposals in respect of the three dimensions of sustainable
development.

The economic dimension
6.2

The provision of up to 6 dwellings would give rise to employment opportunities during the
construction phase of the development. Furthermore, future occupiers of the development
would be likely to use local services and facilities. Both factors will be of benefit to the local
economy, furthering the economic dimension of sustainable development.

The Social Dimension
6.3

In respect to the provision of new housing, the development would provide a benefit in
maintaining the Districts current housing supply through the addition of up to 6.

6.4

West Suffolk purport a 5.6-year housing land supply that is considered to be marginal at best
and their land supply ‘position statement’ has not been submitted to the Secretary of State
for independent scrutiny in accordance with para. 74 of the Framework.

6.5

Irrespective of the purported 5-yhls position, the housing delivery targets that underpin such
assessment are minimums and there is the commitment set out in the Framework to
significantly boost the supply of housing. As was the case for a similar scale development in
neighbouring Babergh (APP/D3505/W/18/3214377, para. 53) the Inspector con cluded that
whilst this LPA could demonstrate a 5-year housing land supply, this figure is a baseline and
not a ceiling.

6.6

Perhaps more importantly, permitting this development will contribute much needed
housing to address the acute deficiencies in supply in the Brandon area of West Suffolk
where delivery is so constrained by the Breckland SPA and as acknowledged by the LPA
themselves within the context of their SIR & SALP Local Plan documents (2019).

6.7

The SIR (2019) allocates only 33 new homes to Brandon in the Plan period. As identified in
the SALP (2019) a higher level of growth in Brandon was considered, and rejected, as no
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evidence was found to demonstrate that the SPA constraints could be
overcome, and there are currently no reasonable options for delivering more homes taking
into account the constraints associated with the Natura 2000 sites . Our client’s site
represents an ideal opportunity to deliver more homes where the principle of development,
in terms of impact on Natura 2000, has been deemed acceptable in principle by Natural
England.

The Environmental Dimension
6.8

The Spatial Strategy, as set out in the Forest Heath Core Strategy (2010) policy CS1 (Spatial
Strategy), identifies the Market Towns of Brandon, Mildenhall and Newmarket as the most
sustainable.

6.9

There is a good range of services and amenities available in Brandon including two primary
schools and a free school (age 11-16), two GP practices, two dental practices, one nursing
home, a police station (located at The Brandon Centre, Bury Road) and a fire station. There
is a library and community centre. The Town centre offers a range of shops and services,
including several supermarkets, local convenience stores, comparison shops and services.
There are open spaces and sports provision, including a leisure centre with a four -court
sports hall and indoor bowls. The railway line runs east-west in the northern part of the
settlement, and the railway station is located at Bridge Street providing links to Norwich and
Ely. In addition, there are a number of bus routes serving the settlement and as identified
at para. 2.4 above.

6.10 Notwithstanding the ecological (Natura 2000) constraints, Brandon remains (sequentially)
one of the most sustainable locations for directing new development within West Suffolk.

i)

Site Access and Highway Safety Considerations

6.11 Whilst this is an Outline application, permission is also being sought for the access as part
of this application. Drawing 20221-01B Site Access Appraisal is based on topographical
survey data. It contains a detailed highways proposition following a site meeting held with
representative from Suffolk County Council (Highways) to discuss the proposed highways
scheme. The site’s existing access to Brandon Cottage, taken from Rattlers Road, will be
retained and enhanced to accommodate the proposed development.
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6.12 Where looking right from the existing access, a partial removal of the front
boundary wall along Rattlers Road will be undertaken to achieve the proposed visibility splay
of 2.4m x 70.0m.
6.13 Looking left from the existing access, remedial works will be required to the existing
boundary wall which can be retained to achieve the required visibility splay.
6.14 Along the site frontage, at the junction of Rattlers Road with Bury Road, an increased area
of public highway frontage can be offered. This area in front of the visibility splay (where
looking right) has the potential to accommodate a new and redesigned 2.5m footway/
cycleway. Proposed alteration works within the public highway would be subject to further
detailed design (post approval) by means of a Section 278 Works Small Works Agreement
Drawings & Highways Specification Package.
6.15 Subject to the proposed enhancement to the access, that has been e ndorsed by the Highway
Authority, it is considered that, in accordance with the Framework, safe and suitable access
to the site can be achieved for all users.
6.16 Further, the Framework (para. 109), is clear insofar as 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. Neither policy ‘test’
would be met in this instance and the Appropriate Authority, namely Suffolk County Council
has endorsed the proposed scheme on highways (including access) grounds.

ii)

Contamination

6.17 The NPPF at paragraph 178 identifies inter alia that planning decisions should ensure that a
site is suitable for its proposed use. In addition, paragraph 179 makes clear that where a site
is affected by contamination, responsibility for securing a safe development rests with the
developer and/or landowner. In addition, JDMPDPD policy DM14 (Protecting and Enhancing
Natural Resources, Minimising Pollution and Safeguarding from Hazards) identifies that
development will not be permitted where there is an unacceptable risk due to siting on
known or suspected unstable land or due to siting on land which is known to be or potentially
affected by contamination.
6.18 This submission is accompanied by a Site Investigation Report, that includes a Contamination
Assessment. This Investigation Report identified that, subject to mitigation measures
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identified within the context of the report, there are no contamination issues
that would constrain the proposed development on the site.

iii)

Ecological Impact

Habitats Regulations Assessment - Supplementary Information, TLP, February 2020
6.19 The Landscape Partnership (TLP) was commissioned by the applicant to provide further
information to support a Habitats Regulations Assessment (HRA) to inform the proposal.
Brandon Cottage lies adjacent to Breckland Forest SSSI/Breckland SPA.
6.20 A report assessing Breckland SPA impacts of a proposed larger development on the site was
produced by Wild Frontier Ecology in 2019 and its findings have been referenced in the TLP
report.
6.21 The Breckland SPA is designated for its breeding populations of stone -curlew, nightjar and
woodlark. These bird species lay their eggs upon the ground. Stone -curlews nest on short
grasslands and on arable land, whereas nightjar and woodlark nest on grasslands, heathlands
and clear-felled areas of woodland prior to replanted trees growing too tall.
6.22 The Breckland SPA is made up of a number of component Sites of Special Scientific Interest
(SSSI) with Breckland Forest SSSI being the component SSSI adjacent to the proposed
development site. Breckland Forest SSSI is designated SPA for its breeding nightjar and
woodlark within clear-fells.
6.23 The proposed development has been reduced in size from 31 dwellings to 6 dwellings to
respond to issues raised in pre-application advice regarding the size of the application, the
extension of development (‘creep’) towards the SPA and the number of clear-fell areas likely
to support nightjar and woodlark in the future in the vicinity.
6.24 A woodland belt between the development and the SPA is retained. The proposal is
considered to be indicative rather than definite at this stage, and the TLP assessment should
be read with this in mind.
6.25 A significant proportion of the SPA in the vicinity of the proposed development is permanent
Continuous Cover Forestry which is unsuitable for nesting nightjar and woodlark. This is
relevant to the assessment of potential impacts arising from cat predation and recreation.
6.26 In terms of the potential recreational impact or disturbance, t he reduced number of homes
would give rise to a negligible number of additional visitors to the SPA in the vicinity of
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Brandon Cottage, due to the large population of Brandon and the proximity of
the very popular Brandon Country Park. There are negligible impacts of recreational increase
resulting from development in Brandon due to the very low number of allocations in the
Local Plan (the allocation of 33 new dwellings in total). The appraisal considers, as required
by the policies of the extant Development Plan and including Core Strategy Policy CS2 prior
to approval, that the impact of the proposed development would be negligible, having no
likely significant effect and requiring no mitigation fo r the Breckland SPA.
6.27 A communication from Natural England in response to a request for Discretionary Advice
that included the submission of the TLP report for their consideration (Appendix B) concurs
with the TLP assessment insofar as the reduction in houses addressed their previous
concerns (in respect of the proposal for 31 homes) and that due to the reduction in scale,
there will be less residents and pets associated with it. Furthermore, NE acknowledged that
the development would now be entirely within the Br andon Settlement Boundary, therefore
not moving development towards the SPA and near to potential nesting areas. NE concluded
that 6 new dwellings would not cause a significant issue in respect of the Breckland SPA .

Ecological Impact Assessment, TLP, September 2020
6.28 The Landscape Partnership (TLP) was commissioned by the applicant to undertake a
Preliminary Ecological Appraisal comprising a desk study, Phase 1 Habitat Survey, and an
assessment of the potential of site features to support bats, together with an assessment of
impacts at Brandon Cottage (see Ecological Impact Assessment, TLP, October 2020,
submitted with the application). The objectives of the appraisal were to identify the habitats
and species present or potentially present and evaluate their importance, assess the impact
of the development proposal and describe any measures necessary to avoid impacts, reduce
impacts or compensate for impacts so that there is no net harm to ecological features.
6.29 The overall value of the site to wildlife is considered to be Lower at the Parish scale. The
adjacent land is part of Breckland SPA for which a separate report has been provided and
submitted alongside the application (see HRA Supplementary Information above).
6.30 In the absence of mitigation, the appraisal considered that the proposed development could
give rise to the loss of a small proportion of garden trees, which would give rise to a Minor
Adverse-Neutral impact upon habitats, breeding birds and potential bat roosts. Mitigation
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has been proposed, including upgrading the retained garden woodland closer
to a semi-natural woodland by removing non-native trees and shrubs and replacing them
with native trees and shrubs. Bird boxes would be integrated into the walls of proposed
dwellings. This mitigation would reduce the impacts of the development proposals upon the
habitats and species present, to give rise to an overall Neutral impact.
6.31 Further survey is recommended at Reserved Matters stage in respect of bats which
potentially might be roosting in a dying elm tree, in order to understand the impact of the
proposals upon any potential bat roost.
6.32 A number of ecological enhancements have been proposed, which would improve the quality
of the site for native flora and fauna, including habitat piles, hedgehog tunnels, bat boxes,
bird boxes, and additional native shrub planting. It is considered that delivery of these
enhancements would lead to an overall Minor Beneficial impact.

6.33 In ecological terms, the proposal is considered to comply with the extant provisions of the
Development Plan (including policies CS2, DM10, DM11 and DM12) in addition to the
provisions of the Framework and chapter 15 specifically as this relates to Conserving and
enhancing the natural environment.

iv)

Arboricultural Impact

6.34 The Landscape Partnership (TLP) were commissioned by the applicant to produce a Tree
Survey Report and Arboricultural Impact Assessment (AIA) to inform the development
proposal and this report is submitted alongside this application (TLP, September 2020).
6.35 The site is currently informal domestic garden with garden scale trees which give way to a
more woodland character at the edges of the site. The bulk of these woodland trees will be
retained, maintaining the woodland edge character of the site and providing a soft transition
between the development and the woodland beyond the sites boundary to the south.
6.36 The proposed development requires the removal of trees to enable access, and to enable
garden space to be created around plot 1 and 6 of the proposed development.
6.37 The recommendations contained within the assessment will ensure that retained trees are
not damaged during the development process and these measures should be implemented
before the site is occupied by the building contractor and retained for the duration of the
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construction phase of the process.

v)

Aircraft Noise

6.38 The applicant commissioned an Environmental Noise Assessment (July 2020, Loven
Acoustics), submitted alongside this application, to determine the suitability of the site for
residential development and to consider a scheme of mitigation to demonstrate that suitable
protection can be provided to residents through façade design.
6.39 The site lies approximately 4km north-east from the end of the runway of RAF Lakenheath,
an operational US Air Force airbase. The site lies just within the 72dB noise contour line
shown on the 2020 Military Aviation Noise Contour pro duced by the RAF to aid assessment
of the likely noise environment surrounding the airbase.
6.40 A scheme for glazing and ventilation has been provided in section 6 of th e report showing
compliance with BS8233 criteria for internal noise levels, with data corre ctions added for
closer flying patterns and potentially noisier F -35 jets to replace the F-15s, and further
allowance for the impulsivity and character of the noise.
6.41 It is considered that if the recommendations within th e report are incorporated into the
development design, the site as proposed is deemed suitable for residential development in
terms of environmental noise.

7.0
7.1

Concluding Remarks
The Framework requires the approval of proposals that accord with an up -to-date
development plan without delay. PPS have provided an appraisal of the proposal’s
‘performance’ against those policies considered ‘important’ in the assessment of our client’s
application within the context of this statement in order to demonstrate complian ce with
the extant policies of the Development Plan.

7.2

Table 1 has been provided to assist the ‘decision-maker’ in identifying how our client’s
proposal conforms with the strategic elements of the Development Plan in broad terms. This
statement has also considered how the proposal conforms with the non -strategic elements
of the Development Plan as found in the policies of the JDMPDPD (2015).

7.3

Furthermore, Corbett v. Cornwall Council [2020] EWCA Civ 508 (Appendix C) dictates that
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even were the ‘decision-maker’ to determine non-compliance with an element
or elements of the development plan this does not logically lead to non-compliance with the
development plan taken as a whole and automatic refusal. A more balanced approach is
required by the decision-maker.
7.4

In accord with the extant (and emerging) Development Plan, the proposal would provide six
new dwellings in a location that the Council consider is acceptable in terms of its connectivity
to services and facilities. Our client’s site in its entirety sits within the settlement boundary
of a Market Town, the highest-ranking category in the spatial strategy of the extant and
emerging development plan. The scale and location of the proposal therefore complies with
the general thrust of the strategic elements of the Development Plan and the Framework in
terms of directing new development to the more sustainable urban locations.

7.5

In economic terms, future occupants would be likely to provide support to local services and
facilities and contribute towards the vitality and vibrancy of the Brandon economy. There
will be further economic benefits to be realised in the construction phase. Small and medium
sized sites tend to support smaller and local building companies, tradespeople and buildin g
suppliers in particular.

7.6

Further support for our client’s proposals can be found within para. 68 of the NPPF (2019)
insofar as small and medium sized sites can make an important contribution to meeting the
housing requirement of an area and are often built out relatively quickly. West Suffolk
purport a 5.6-year housing land supply that is considered to be marginal at best and their
land supply ‘position statement’ has not been submitted to the Secretary of State for
independent scrutiny in accordance with para. 74 of the Framework.

7.7

Irrespective of the purported 5-yhls position, the housing delivery targets that underpin such
assessment are minimums and there is the commitment set out in the Framework to
significantly boost the supply of housing.

7.8

Perhaps more importantly, permitting this development will contribute much needed
housing to address the acute deficiencies in supply in the Brandon area of West Suffolk
where housing supply is so heavily constrained by the Breckland SPA and as acknowledged
by the LPA themselves within the context of their SIR & SALP Local Plan documents (2019).

7.9

The SIR (2019) allocates only 33 new homes to Brandon in the Plan period. As identified in
the SALP (2019) a higher level of growth in Brandon was considered, and rejected, as no
evidence was found to demonstrate that the SPA constraints could be overcome, and there
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are currently no reasonable options for delivering more homes taking into
account the constraints associated with the Natura 2000 sites. Our client’s site repres ents
such a ‘reasonable option’ to deliver more homes where the principle of development, in
ecological terms, has been deemed acceptable in principle by Natural England and is
compliant with Development Plan policies (CS2, DM10, DM11 and DM12) and the more
recent provisions of the Framework (Chapter 15) that seeks to preserve and enhance the
natural environment.
7.10 Our client’s proposal accords with the Development Plan whe n taken as a whole in addition
to the provisions of the latest iteration of the Framework, that in itself supersedes the
adoption of all extant policies of the Development Plan. Compliance with the Development
Plan when taken as a whole (Cornwall v Corbett) and compliance with the provisions of the
Framework are material considerations sufficient to out-weigh any discernible minor
‘tensions’ with dated policies of the (local) Development Plan and as a consequence, our
client’s proposals should be approved without delay.
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Appendix A – Pre-application Advice, FHDC, 5th September 2019

Page 26

© Copyright Parker Planning Services Ltd

www.parkerplanningservices.co.uk

Planning Supporting Statement
Land at Brandon Cottage, Rattlers Road, Brandon

Page 27

© Copyright Parker Planning Services Ltd

www.parkerplanningservices.co.uk

Planning Supporting Statement
Land at Brandon Cottage, Rattlers Road, Brandon

Page 28

© Copyright Parker Planning Services Ltd

www.parkerplanningservices.co.uk

Planning Supporting Statement
Land at Brandon Cottage, Rattlers Road, Brandon

Page 29

© Copyright Parker Planning Services Ltd

www.parkerplanningservices.co.uk

Planning Supporting Statement
Land at Brandon Cottage, Rattlers Road, Brandon

Page 30

© Copyright Parker Planning Services Ltd

www.parkerplanningservices.co.uk

Planning Supporting Statement
Land at Brandon Cottage, Rattlers Road, Brandon
Appendix B – E-mail from NE in respect of a development of 6 dwellings.
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Appendix C - Cornwall Council v Corbett [2020] EWCA Civ 508.
Article taken from Cornerstone Barristers webpages.
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