Mid Suffolk District Council
Haughley Neighbourhood Development Plan
Submission Consultation Responses
In December 2018 Haughley Parish Council (the ‘qualifying body’) submitted their Neighbourhood
Development Plan to Mid Suffolk District Council for formal consultation under Regulation 16 of the
Neighbourhood Planning (General) Regulations 2012 (as amended). The consultation period ran
from Monday 21 January until Wednesday 6 March 2019.
In total, 12 organisations submitted representations. These are listed below and copies of their
representations are attached.

Ref No.

Consultee

(1)

Suffolk County Council

(2)

Natural England

(3)

Historic England

(4)

Environment Agency

(5)

Highways England

(6)

Anglian Water

(7)

National Grid

(8)

Wetherden Parish Council

(9)

Pegasus Planning (obo Amber REI Ltd)

(10)

Catesby Estates plc c/o Strutt & Parker

(11)

Richard Brown Planning Ltd (obo Christchurch Property Company Ltd)

(12)

Gladman Developments Ltd

(1) Suffolk County Council

Date: 6th March 2019
Enquiries to: Cameron Clow
Tel: 01473 260171
Email: Cameron.clow@suffolk.gov.uk

Mid Suffolk District Council
Endeavour House
8 Russel Road
Ipswich
IP1 2BX
Dear Robert Hobbs
Submission version of the Haughley Neighbourhood Plan
Thank you for consulting Suffolk County Council (SCC) on the submission version of the Haughley
Neighbourhood Plan.
A number of the recommendations made by SCC in the regulation 14 consultation have been
incorporated into the plan, which is welcome. However further work has taken place to understand
the capabilities of expanding the primary school, which will have an impact on the plan. There are
also issues regarding provision of early years within the plan, which were highlighted in the previous
consultation stage. This letter details those issues and possible options.
SCC would like to be in a position where it can support the Neighbourhood Plan, however we
considers that in advance of proposals to manage primary education requirements, the Plan does
not meet the Basic Conditions required to proceed to referendum.
During the regulation 14 consultation SCC presented the pupil forecasts for Haughley Crawford’s
Primary School (see below) and stated that a study would be undertaken to investigate the possibility
of expanding the school.
A feasibility study to assess how the school might expand to 140 places was undertaken (equating
to 20 pupils per year group) and it was determined that it is not possible to expand the school. The
current school is already below the space standards set out in Government guidance (Building
Bulletin 103) and expanding the school would exacerbate this situation. This was also explained in
the letter from the SCC to Mid Suffolk District Council on the 9th November 2018, when it placed a
holding objection on the application for 65 dwellings on the land west of Fishponds Way
(DC18/04/0477). This was reiterated in a letter sent by SCC to Mid Suffolk District Council, which
stated it prefers that the Local Planning Authority to refuse the scheme as it would create an
unsustainable primary school situation, necessitating transport of pupils out of the village to other
schools.
As such, there is no current ability to meet primary education demand that would arise from the
proposed development in the plan, other than transporting children to other villages. The level of
housing growth proposed would not be sufficient to enable a new (i.e. additional) primary school or
the relocation of the existing Crawford’s CEVCP school to a different site.
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There are a number of options that could be considered for the Plan, in no particular order:
➢ Increasing planned housing growth – Housing could be allocated to a level that enables
relocation of the primary school and provision of an early years site. In order to provide
contributions from development for a new school and early years facilities, there would
need to be a significant amount of additional development and identification of a funding
source for the cost of relocating the existing school places which does not include the cost
of relocating the existing school places which would have to be borne by the taxpayer. SCC
does not currently have identified funding to enable this to take place. There would also be
other significant infrastructure requirements for growth of this size and given the objectives
of the plan it seems unlikely that growth of this scale would be desirable.
➢ No growth beyond already permitted sites – Currently, the only permitted site of the
allocations in Haughley is Land at Green Road (policy HAU3 and DC/17/04113/OUT). It is
expected that seven pupils would result from this development, bringing the pupil role to 99
in 2022, resulting in one surplus place (For school place planning purposes SCC use 95%
as the schools capacity). With no growth beyond this site the plan would not cause any
more capacity issues. However, on balance further growth might be able to provide other
benefits to Haughley (such as providing homes for local people), so restricting growth in
this way may not be appropriate.
➢ Allocating land for further housing growth with a specified dwelling mix which would
create less demand for pupil places – certain sizes of dwellings, or dwellings aimed at
certain demographics, could lower the overall education demand. This includes homes for
older people (such as sheltered housing, extra care housing, or care homes), or dwellings
with one bedroom. It is noted that Policy HAU2 sets preference for small dwellings and
bungalows, however there is not sufficient detail in this policy or evidence to identify a
specific housing mix. It may also not be possible to specify a housing mix which produces
only one primary school pupil (the remaining capacity in 2022 following construction of
Land at Green Road).
➢ Introducing site phasing into the plan – site phasing would specify when allocated sites
can come forward, effectively staggering delivery of houses to match the availability of
school and early years places arises, over a longer period of time. This would have the
effect of making sites undeliverable until such time as capacity is available at the school.
Other neighbourhood plans have attempted to include site phasing. One example is
Debenham, however when examined the inspector recommended removal of the phasing,
as it is preferred that the market decide when sites come forward. However due to the
education infrastructure limitations and the limited scope to overcome these through the
preferred scale of growth there may be a case for this approach in Haughley.
The National Planning Policy Framework (NPPF) states in paragraph 94 that “It is important that a
sufficient choice of school places is available to meet the needs of new and existing communities”.
Should development go forward as currently drafted in the plan there would not be the option for
children to attend their most local school. Pupils would be required to travel outside of the village to
access education, which is not “limiting the need for travel” (NPPF paragraph 103).
As currently drafted SCC finds that the plan does not meet the Basic Conditions of having regard to
national policies and contributing to the achievement of sustainable development.
There is also challenge meeting the demand for early years need which arises from the plan. The
current early years provision is in the village hall, which is shared with other uses, so is not ideal.
The level of growth proposed in the plan would not enable the provision of a new independent setting,
so SCC will consider CIL bids for enhancing the existing setting.
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However, SCC is willing to work with the community, Neighbourhood Plan group, and Local Planning
Authority in order to proactively plan for sustainable development in Haughley. If there is anything in
my letter you wish to discuss, please use the contact details at the top of this letter.
Yours sincerely,
Cameron Clow
Planning Officer
Growth, Highways and Infrastructure
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Date:
Our ref:

24 January 2019
270982

(2) Natural England

Paul Bryant
Mid Suffolk District Council
communityplanning@baberghmidsuffolk.gov.uk
BY EMAIL ONLY

Hornbeam House
Crewe Business Park
Electra Way
Crewe
Cheshire
CW1 6GJ
T 0300 060 3900

Dear Mr Bryant
Haughley Neighbourhood Plan - Publication of draft plan consultation (Reg 16)
Thank you for your consultation on the above dated 18 January 2019
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural
environment is conserved, enhanced, and managed for the benefit of present and future generations,
thereby contributing to sustainable development.
Natural England is a statutory consultee in neighbourhood planning and must be consulted on draft
neighbourhood development plans by the Parish/Town Councils or Neighbourhood Forums where they
consider our interests would be affected by the proposals made..
Natural England does not have any specific comments on this draft neighbourhood plan.
However, we refer you to the attached annex which covers the issues and opportunities that should be
considered when preparing a Neighbourhood Plan.
For any further consultations on your plan, please contact: consultations@naturalengland.org.uk.

Yours sincerely

Alice Watson
Consultations Team

Annex 1 - Neighbourhood planning and the natural
environment: information, issues and opportunities
Natural environment information sources
The Magic1 website will provide you with much of the nationally held natural environment data for your plan
area. The most relevant layers for you to consider are: Agricultural Land Classification, Ancient Woodland,
Areas of Outstanding Natural Beauty, Local Nature Reserves, National Parks (England), National Trails,
Priority Habitat Inventory, public rights of way (on the Ordnance Survey base map) and Sites of Special
Scientific Interest (including their impact risk zones). Local environmental record centres may hold a range of
additional information on the natural environment. A list of local record centres is available here2.
Priority habitats are those habitats of particular importance for nature conservation, and the list of them can be
found here3. Most of these will be mapped either as Sites of Special Scientific Interest, on the Magic website or
as Local Wildlife Sites. Your local planning authority should be able to supply you with the locations of Local
Wildlife Sites.
National Character Areas (NCAs) divide England into 159 distinct natural areas. Each character area is defined
by a unique combination of landscape, biodiversity, geodiversity and cultural and economic activity. NCA
profiles contain descriptions of the area and statements of environmental opportunity, which may be useful to
inform proposals in your plan. NCA information can be found here4.
There may also be a local landscape character assessment covering your area. This is a tool to help understand
the character and local distinctiveness of the landscape and identify the features that give it a sense of place. It
can help to inform, plan and manage change in the area. Your local planning authority should be able to help
you access these if you can’t find them online.
If your neighbourhood planning area is within or adjacent to a National Park or Area of Outstanding Natural
Beauty (AONB), the relevant National Park/AONB Management Plan for the area will set out useful information
about the protected landscape. You can access the plans on from the relevant National Park Authority or Area
of Outstanding Natural Beauty website.
General mapped information on soil types and Agricultural Land Classification is available (under ’landscape’)
on the Magic5 website and also from the LandIS website6, which contains more information about obtaining soil
data.

Natural environment issues to consider
The National Planning Policy Framework7 sets out national planning policy on protecting and enhancing the
natural environment. Planning Practice Guidance8 sets out supporting guidance.
Your local planning authority should be able to provide you with further advice on the potential impacts of your
plan or order on the natural environment and the need for any environmental assessments.

Landscape

1

http://magic.defra.gov.uk/
http://www.nbn-nfbr.org.uk/nfbr.php
3
http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiv
ersity/protectandmanage/habsandspeciesimportance.aspx
4
https://www.gov.uk/government/publications/national-character-area-profiles-data-for-local-decision-making
5
http://magic.defra.gov.uk/
6
http://www.landis.org.uk/index.cfm
7
https://www.gov.uk/government/publications/national-planning-policy-framework--2
8
http://planningguidance.planningportal.gov.uk/blog/guidance/natural-environment/
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Your plans or orders may present opportunities to protect and enhance locally valued landscapes. You may
want to consider identifying distinctive local landscape features or characteristics such as ponds, woodland or
dry stone walls and think about how any new development proposals can respect and enhance local landscape
character and distinctiveness.
If you are proposing development within or close to a protected landscape (National Park or Area of
Outstanding Natural Beauty) or other sensitive location, we recommend that you carry out a landscape
assessment of the proposal. Landscape assessments can help you to choose the most appropriate sites for
development and help to avoid or minimise impacts of development on the landscape through careful siting,
design and landscaping.
Wildlife habitats
Some proposals can have adverse impacts on designated wildlife sites or other priority habitats (listed here9),
such as Sites of Special Scientific Interest or Ancient woodland10. If there are likely to be any adverse impacts
you’ll need to think about how such impacts can be avoided, mitigated or, as a last resort, compensated for.
Priority and protected species
You’ll also want to consider whether any proposals might affect priority species (listed here11) or protected
species. To help you do this, Natural England has produced advice here12 to help understand the impact of
particular developments on protected species.
Best and Most Versatile Agricultural Land
Soil is a finite resource that fulfils many important functions and services for society. It is a growing medium for
food, timber and other crops, a store for carbon and water, a reservoir of biodiversity and a buffer against
pollution. If you are proposing development, you should seek to use areas of poorer quality agricultural land in
preference to that of a higher quality in line with National Planning Policy Framework para 112. For more
information, see our publication Agricultural Land Classification: protecting the best and most versatile
agricultural land13.

Improving your natural environment
Your plan or order can offer exciting opportunities to enhance your local environment. If you are setting out
policies on new development or proposing sites for development, you may wish to consider identifying what
environmental features you want to be retained or enhanced or new features you would like to see created as
part of any new development. Examples might include:









Providing a new footpath through the new development to link into existing rights of way.
Restoring a neglected hedgerow.
Creating a new pond as an attractive feature on the site.
Planting trees characteristic to the local area to make a positive contribution to the local landscape.
Using native plants in landscaping schemes for better nectar and seed sources for bees and birds.
Incorporating swift boxes or bat boxes into the design of new buildings.
Think about how lighting can be best managed to encourage wildlife.
Adding a green roof to new buildings.

You may also want to consider enhancing your local area in other ways, for example by:

9

http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiv
ersity/protectandmanage/habsandspeciesimportance.aspx
10
https://www.gov.uk/guidance/ancient-woodland-and-veteran-trees-protection-surveys-licences
11
http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiv
ersity/protectandmanage/habsandspeciesimportance.aspx
12
https://www.gov.uk/protected-species-and-sites-how-to-review-planning-proposals
13
http://publications.naturalengland.org.uk/publication/35012
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Setting out in your plan how you would like to implement elements of a wider Green Infrastructure
Strategy (if one exists) in your community.
Assessing needs for accessible greenspace and setting out proposals to address any deficiencies or
enhance provision.
Identifying green areas of particular importance for special protection through Local Green Space
designation (see Planning Practice Guidance on this 14).
Managing existing (and new) public spaces to be more wildlife friendly (e.g. by sowing wild flower strips
in less used parts of parks, changing hedge cutting timings and frequency).
Planting additional street trees.
Identifying any improvements to the existing public right of way network, e.g. cutting back hedges,
improving the surface, clearing litter or installing kissing gates) or extending the network to create
missing links.
Restoring neglected environmental features (e.g. coppicing a prominent hedge that is in poor condition,
or clearing away an eyesore).

http://planningguidance.planningportal.gov.uk/blog/guidance/open-space-sports-and-recreation-facilities-public-rights-ofway-and-local-green-space/local-green-space-designation/

(3) Historic England

Mr Paul Bryant
Babergh & Mid Suffolk District Councils
Corks Lane
Hadleigh
Ipswich
IP7 6SJ

Direct Dial: 01223 582746
Our ref: PL00427382

1 March 2019

Dear Mr Bryant
Ref: Haughley Neighbourhood Plan Regulation 16 Consultation
Thank you for your correspondence dated 18 January 2019 inviting Historic England to
comment on the Regulation 16 Submission version of the Haughley Neighbourhood Plan.
We welcome the production of this neighbourhood plan, and are pleased to note that the
historic environment of the parish is referred to throughout, including a strong policy
emphasis on protecting and enhancing Haughley's heritage assets. We welcome the
principle underpinning policy HAU10, but suggest the policy should be reworded slightly to
align it with the relative weight given to different levels of harm to heritage assets in
paragraphs 195 and 196 of the National Planning Policy Framework (2019), as well as the
wording of s72 the Planning (Listed Buildings and Conservation Areas) Act 1990 with
regard to conservation areas. We suggest the the following wording:
"All proposals for new development [...] will be expected to demonstrate that they have
explored the potential to better reveal the significance of the historic environment, and that
the proposals will preserve or, where possible, enhance the positive attributes of the
Heritage Assets potentially affected.
Development that will harm a Heritage Asset either directly, or through development in its
setting, will not be supported unless that harm is clearly and convincingly justified by public
benefits".
We do not wish to make any further detailed comments at this time, but congratulate those
involved in the production of this plan. For further information, we would refer you to our
previous advice submitted at Regulation 14 stage, and for any further information to our
detailed guidance on successfully incorporating historic environment considerations into
your neighbourhood plan, which can be found here:
https://historicengland.org.uk/advice/planning/plan-making/improve-your-neighbourhood/

I would be grateful if you would notify me if and when the Neighbourhood Plan is made by the
district council. To avoid any doubt, this letter does not reflect our obligation to provide further
advice on or, potentially, object to specific proposals which may subsequently arise as a result of
the proposed NP, where we consider these would have an adverse effect on the historic
environment.
Please do contact me, either via email or the number above, if you have any queries.
Yours sincerely,

Edward James
Historic Places Advisor, East of England
Edward.James@HistoricEngland.org.uk

cc:

(4) Environment Agency

Mr Paul Bryant
Suffolk County Council
Property
Endeavour House Russell Road
Ipswich
Suffolk
IP1 2BX

Our ref:
Your ref:

AE/2019/123762/01-L01
Reg 16

Date:

06 March 2019

Dear Mr Bryant
Thank you for your letter relating to the Haughley Neighbourhood Plan. We have
assessed the draft Neighbourhood Plan as submitted and our letter contains our
response and information in relation to environmental issues that should be considered
during the development of the Neighbourhood Plan.
Our principal aims are to protect and improve the environment, and to promote
sustainable development, we:


Act to reduce climate change and its consequences



Protect and improve water, land and air



Work with people and communities to create better places



Work with businesses and other organisations to use resources wisely

You may find the following two documents useful. They explain our role in in the
planning process in more detail and describe how we work with others; they provide:


An overview of our role in development and when you should contact us.



Initial advice on how to manage the environmental impact and opportunities of
development.



Signposting to further information which will help you with development.



Links to the consents and permits you or developers may need from us.

Our role in development and how we can help:
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/289894/LI
T_2745_c8ed3d.pdf
Groundwater Contamination
The Neighbourhood plan section 11.28 discusses the Neighbourhood need for future
expansion of the St Mary’s church burial grounds. We wish to advise that due to the
Environment Agency
Cobham Road, Ipswich, Suffolk, IP3 9JD.
Customer services line: 03708 506 506
www.gov.uk/environment-agency

Cont/d..

groundwater conditions of Haughley this would require planning permission and the
application will need to be accompanied by a tier 1 assessment, and possibly require a
tier 2 assessment. This is to ensure that the cemetery does not pollute groundwater in
the area. More information relating to cemeteries and groundwater can be found Here.
The Neighbourhood plan should include the minimum groundwater conditions in CND3
regarding extensions to burial sites.
We also wish to refer back to our previous response to the regulation 14 consultation
period. Our comments relating to Flood risk, potentially contaminating development and
Natural Capital all remain relevant and applicable to this Neighbourhood plan.
Please note that the view expressed in this letter by the Environment Agency is a
response to the proposed Neighbourhood Development Plan only and does not
represent our final view in relation to any future planning or permit applications that may
come forward. We reserve the right to change our position in relation to any such
application.
Please contact me on the details below should you have any questions or would wish to
contact any of our specialist advisors. Please continue to keep us advised on the
progress of the plan.
We trust this advice is helpful.
Yours sincerely

Miss Natalie Kermath
Planning Advisor
Direct dial
Direct e-mail natalie.kermath@environment-agency.gov.uk

End
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(5) Highways England

Our ref: Haughley P
Your ref:
Paul Bryant
Neighbourhood Planning Officer
Badergh & Mid Suffok District Council
Via email

Mark Norman
Operations - East
Woodlands
Manton Lane
Bedford MK41 7LW
Direct Line:

XXXXXXXXXXX

11 February 2019

Dear Sir,
neighbourhood plan consultation
Thank you for your consultation. Your plan promotes sustainable transport, and
this is welcomed, it also fits with the wider policy of Babergh and Mid Suffolk
local plan as such impacts on the Strategic Road Network A14 in this case are
taken account in their evidence base. Therefore, we have no comment to make
on the plan.

Yours faithfully

Mark Norman
Assistant Asset Manager
Operations (East)
Email: mark.norman@highwaysengland.co.uk

(6) Anglian Water

Response Form
Haughley [Parish] Neighbourhood Development Plan
2016 - 2036
Section One: Respondents Details
All respondents should complete Part A. If you are an Agent please complete Part’s A & B

Part A: Respondent
Title / Name:

Mr Stewart Patience

Job Title (if applicable):

Spatial Planning Manager

Organisation / Company (if applicable):
Address:

Anglian Water Services Ltd
Thorpe Wood House,
Thorpe Wood,
Peterborough

Postcode:

PE3 6WT

Tel No:

07764989051

E-mail:

sPatience@anglianwater.co.uk

Part B: Agents – Please complete details of the client / company you represent
Client / Company Name:
Address:

Postcode:
Tel No:
E-mail:

Haughley NP Submission Consultation (Jan - Mar 2019)

Section Two: Your representation(s)
To which part of the document does your representation relate? (You may wish to complete a
separate form for each separate representation)
Paragraph No.

Policy No.

HAU1

Do you support, oppose, or wish to comment on this paragraph? (Please tick one answer)
Support

Support with modifications

Oppose

Have Comments

Please give details of your reasons for support / opposition, or make other comments here:
Anglian Water is supportive of Policy HAU1 as it states that planning permission will only be
granted if it can be demonstrated that there is, or will be sufficient capacity both within the foul
sewerage network and water supply network for the proposed development.
(Continue on separate sheet if necessary)

What improvements or modifications would you suggest?
Please be as brief and concise as possible ..
(Continue on separate sheet if necessary)

If you are including additional pages these should be clearly labelled and referenced.
Normally the Examiner will aim to consider the responses through written representations.
Occasionally an Examiner may consider it necessary to hold a hearing to discuss particular
issues. If you consider a hearing should be held please explain why this is necessary.
Please note that a decision on whether to hold a hearing is entirely at the discretion of the
Examiner.
I consider that a hearing should be held because …
Please be as brief and concise as possible ..
(Continue on separate sheet if necessary)

Please indicate (tick) whether you wish to be notified of:
The publication of the recommendations of the Examiner

✓

The final ‘making’ (adoption) of the Haughley NDP by Mid Suffolk District Council

✓

Signed: Stewart Patience

Dated: 28th February 2019

Haughley NP Submission Consultation (Jan - Mar 2019)

Section Two: Your representation(s)
To which part of the document does your representation relate? (You may wish to complete a
separate form for each separate representation)
Paragraph No.

Policy No.

HAU3

Do you support, oppose, or wish to comment on this paragraph? (Please tick one answer)
Support

Support with modifications

Oppose

Have Comments

Please give details of your reasons for support / opposition, or make other comments here:
We previously sought the inclusion of additional text to include reference to assessing potential
impacts on Anglian Water’s existing infrastructure.
Further text has been added to Policy HAU3 in response to these comments and is supported.
(Continue on separate sheet if necessary)

What improvements or modifications would you suggest?
Please be as brief and concise as possible ..
(Continue on separate sheet if necessary)

If you are including additional pages these should be clearly labelled and referenced.
Normally the Examiner will aim to consider the responses through written representations.
Occasionally an Examiner may consider it necessary to hold a hearing to discuss particular
issues. If you consider a hearing should be held please explain why this is necessary.
Please note that a decision on whether to hold a hearing is entirely at the discretion of the
Examiner.
I consider that a hearing should be held because …
Please be as brief and concise as possible ..
(Continue on separate sheet if necessary)

Please indicate (tick) whether you wish to be notified of:
The publication of the recommendations of the Examiner

✓

The final ‘making’ (adoption) of the Haughley NDP by Mid Suffolk District Council

✓

Signed: Stewart Patience

Dated: 28th February 2019

Haughley NP Submission Consultation (Jan - Mar 2019)

Section Two: Your representation(s)
To which part of the document does your representation relate? (You may wish to complete a
separate form for each separate representation)
Paragraph No.

Policy No.

HAU4

Do you support, oppose, or wish to comment on this paragraph? (Please tick one answer)
Support

Support with modifications

Oppose

Have Comments

Please give details of your reasons for support / opposition, or make other comments here:
We previously sought the inclusion of additional text to include reference to assessing potential
impacts on Anglian Water’s existing infrastructure.
Further text has been added to Policy HAU4 in response to these comments and is supported.
(Continue on separate sheet if necessary)

What improvements or modifications would you suggest?
Please be as brief and concise as possible ..
(Continue on separate sheet if necessary)

If you are including additional pages these should be clearly labelled and referenced.
Normally the Examiner will aim to consider the responses through written representations.
Occasionally an Examiner may consider it necessary to hold a hearing to discuss particular
issues. If you consider a hearing should be held please explain why this is necessary.
Please note that a decision on whether to hold a hearing is entirely at the discretion of the
Examiner.
I consider that a hearing should be held because …
Please be as brief and concise as possible ..
(Continue on separate sheet if necessary)

Please indicate (tick) whether you wish to be notified of:
The publication of the recommendations of the Examiner

✓

The final ‘making’ (adoption) of the Haughley NDP by Mid Suffolk District Council

✓

Signed: Stewart Patience

Dated: 28th February 2019

Haughley NP Submission Consultation (Jan - Mar 2019)

Section Two: Your representation(s)
To which part of the document does your representation relate? (You may wish to complete a
separate form for each separate representation)
Paragraph No.

Policy No.

HAU5

Do you support, oppose, or wish to comment on this paragraph? (Please tick one answer)
Support

Support with modifications

Oppose

Have Comments

Please give details of your reasons for support / opposition, or make other comments here:
In our previous comments we had highlighted that this proposed residential allocation is in close
proximity to a water recycling centre in Anglian Water’s ownership which is located to the west of
the allocation site and this is a potential constraint to the development of this site.
Nuisance may be caused by noise, lighting and traffic movements but its most prevalent source
will be odours, unavoidably generated by the treatment of sewerage.
Our concern is to prevent encroachment of occupied land and buildings which could give rise to
future amenity loss and impose additional constraints on the operation of our assets. Planning
permission should only be granted where it has been demonstrated that the proposed
development would not be adversely affected by the normal operation of our operational assets.
We had asked that further consideration to be given to this issue by the Parish Council prior to
submission of the plan. The Consultation Statement states that the previous comments are noted
although no specific actions are proposed.
(Continue on separate sheet if necessary)

What improvements or modifications would you suggest?
It is suggested that Policy HAU5 should be amended to include the following wording:
‘Demonstrate that residents are not adversely affected from a risk of amenity impacts particularly
odour from the existing water recycling centre and that the continuous operation of the WRC is not
prejudiced.’.
(Continue on separate sheet if necessary)

If you are including additional pages these should be clearly labelled and referenced.
Normally the Examiner will aim to consider the responses through written representations.
Occasionally an Examiner may consider it necessary to hold a hearing to discuss particular
issues. If you consider a hearing should be held please explain why this is necessary.
Please note that a decision on whether to hold a hearing is entirely at the discretion of the
Examiner.
I consider that a hearing should be held because …
Please be as brief and concise as possible ..
(Continue on separate sheet if necessary)

Please indicate (tick) whether you wish to be notified of:
Haughley NP Submission Consultation (Jan - Mar 2019)

The publication of the recommendations of the Examiner

✓

The final ‘making’ (adoption) of the Haughley NDP by Mid Suffolk District Council

✓

Signed: Stewart Patience

Dated: 28th February 2019

Haughley NP Submission Consultation (Jan - Mar 2019)

(7) National Grid

Haughley NP Consultation
c/o Mr Paul Bryant
Spatial Planning Policy Team
Babergh and Mid Suffolk DC
Endeavour House
8 Russell Road
Ipswich
IP1 2BX

Lucy Bartley
Consultant Town Planner
Tel: 01926 439116
n.grid@woodplc.com
Sent by email to:
communityplanning@baberghmids
uffolk.gov.uk

07 February 2019

Dear Sir / Madam
Haughley Neighbourhood Plan Consultation
SUBMISSION ON BEHALF OF NATIONAL GRID
National Grid has appointed Wood to review and respond to development plan consultations on its behalf.
We are instructed by our client to submit the following representation with regards to the above
Neighbourhood Plan consultation.
About National Grid
National Grid owns and operates the high voltage electricity transmission system in England and Wales and
operate the Scottish high voltage transmission system. National Grid also owns and operates the gas
transmission system. In the UK, gas leaves the transmission system and enters the distribution networks at
high pressure. It is then transported through a number of reducing pressure tiers until it is finally delivered to
our customer. National Grid own four of the UK’s gas distribution networks and transport gas to 11 million
homes, schools and businesses through 81,000 miles of gas pipelines within North West, East of England,
West Midlands and North London.
To help ensure the continued safe operation of existing sites and equipment and to facilitate future
infrastructure investment, National Grid wishes to be involved in the preparation, alteration and review of
plans and strategies which may affect our assets.
Assets in your area
National Grid has identified the following high-pressure gas transmission pipeline as falling within the
Neighbourhood area boundary:
•

FM05 - Yelverton to Stowmarket

From the consultation information provided, the above gas transmission pipeline does not interact with any
of the proposed development sites.

Gables House
Kenilworth Road
Leamington Spa
Warwickshire CV32 6JX
United Kingdom
Tel +44 (0) 1926 439 000
woodplc.com

Wood Environment
& Infrastructure Solutions UK Limited
Registered office:
Booths Park, Chelford Road, Knutsford,
Cheshire WA16 8QZ
Registered in England.
No. 2190074

Gas Distribution – Low / Medium Pressure
Whilst there is no implications for National Grid Gas Distribution’s Intermediate / High Pressure apparatus,
there may however be Low Pressure (LP) / Medium Pressure (MP) Gas Distribution pipes present within
proposed development sites. If further information is required in relation to the Gas Distribution network,
please contact plantprotection@cadentgas.com

Electricity distribution
Information regarding the distribution network can be found at: www.energynetworks.org.uk

Key resources / contacts
National Grid has provided information in relation to electricity and transmission assets via the following
internet link:
http://www2.nationalgrid.com/uk/services/land-and-development/planning-authority/shape-files/
Please remember to consult National Grid on any Neighbourhood Plan Documents or site-specific proposals
that could affect our infrastructure. We would be grateful if you could add our details shown below to your
consultation database:
Lucy Bartley
Consultant Town Planner

Spencer Jefferies
Development Liaison Officer, National Grid

n.grid@woodplc.com

box.landandacquisitions@nationalgrid.com

Wood E&I Solutions UK Ltd
Gables House
Kenilworth Road
Leamington Spa
Warwickshire
CV32 6JX

National Grid House
Warwick Technology Park
Gallows Hill
Warwick
CV34 6DA

I hope the above information is useful. If you require any further information, please do not hesitate to
contact me.
Yours faithfully
[via email]
Lucy Bartley
Consultant Town Planner
cc. Spencer Jefferies, National Grid

(8) Wetherden Parish Council

Response Form
Haughley [Parish] Neighbourhood Development Plan
2016 - 2036
Section One: Respondents Details
All respondents should complete Part A. If you are an Agent please complete Part’s A & B

Part A: Respondent
Title / Name:

Chris Harcourt

Job Title (if applicable):

Chair Wetherden Parish Council

Organisation / Company (if applicable):
Address:

Postcode:

c/o Willowbrook
Church Street
Wetherden
IP14 3LB

Tel No:
E-mail:

charcourtpc@gmail.com

Part B: Agents – Please complete details of the client / company you represent
Client / Company Name:
Address:
Postcode:
Tel No:
E-mail:

Haughley NP Submission Consultation (Jan - Mar 2019)

Section Two: Your representation(s)
To which part of the document does your representation relate? (You may wish to complete a
separate form for each separate representation)
Paragraph No.

Policy No.

Do you support, oppose, or wish to comment on this paragraph? (Please tick one answer)
Support

Support with modifications

Oppose

Have Comments

Please give details of your reasons for support / opposition, or make other comments here:
Having read through the document I believe Haughley PC are proposing a controlled development of available land in
and around the village, that will enhance the village. Obviously a major concern will be being able to accommodate the
anticipated increase in numbers of school age children. It will be important to ensure village children stay in the village
for school, if you can’t the village will be come just another satellite village.

What improvements or modifications would you suggest?
Please be as brief and concise as possible ..

If you are including additional pages these should be clearly labelled and referenced.
Normally the Examiner will aim to consider the responses through written representations.
Occasionally an Examiner may consider it necessary to hold a hearing to discuss particular
issues. If you consider a hearing should be held please explain why this is necessary.
Please note that a decision on whether to hold a hearing is entirely at the discretion of the
Examiner.
I consider that a hearing should be held because …
Please be as brief and concise as possible ..
)

Please indicate (tick) whether you wish to be notified of:
The publication of the recommendations of the Examiner

YES

The final ‘making’ (adoption) of the Haughley NDP by Mid Suffolk District Council

Signed: Chris Harcourt

Dated: 28th February 2019

Haughley NP Submission Consultation (Jan - Mar 2019)

(9) Pegasus Group (obo Amber REI Ltd)

Response Form
Haughley [Parish] Neighbourhood Development Plan
2016 - 2036
All respondents should complete Part A. If you are an Agent please complete Part’s A & B

Part A: Respondent
Title / Name:

Shaun McCarthy

Job Title (if applicable):

Technical Director

Organisation / Company (if applicable):
Address:

Amber REI Ltd
C/O Agent

Postcode:
Tel No:
E-mail:

Part B: Agents – Please complete details of the client / company you represent
Client / Company Name:
Address:

Postcode:

David Onions, Pegasus Group
5 The Priory
Old London Road
Canwell
Sutton Coldfield
Birmingham
B75 5SH

Tel No:

0121 308 9570

E-mail:

david.onions@pegasusgroup.co.uk

Section Two: Your representation(s)
To which part of the document does your representation relate? (You may wish to complete a
separate form for each separate representation)
Paragraph No.

-

Policy No.

-

Do you support, oppose, or wish to comment on this paragraph? (Please tick one answer)
Support

Support with modifications

Oppose

Have Comments

Please give details of your reasons for support / opposition, or make other comments
here:
Please see accompanying representation which follows the format of the NDP as drafted.

What improvements or modifications would you suggest?
Please see accompanying representation which follows the format of the NDP as drafted.

If you are including additional pages these should be clearly labelled and referenced.
Normally the Examiner will aim to consider the responses through written representations.
Occasionally an Examiner may consider it necessary to hold a hearing to discuss particular issues.
If you consider a hearing should be held please explain why this is necessary.
Please note that a decision on whether to hold a hearing is entirely at the discretion of the Examiner.
I consider that a hearing should be held because …
At present, it is considered that the NDP does not meet the basic conditions necessary for the
NDP to be found sound.
Given the significance of the commercial area of Haughley Park in the context of the remainder of
the Parish, but also in the context of a nationally important Listed Building, Amber REI Ltd
consider that it is appropriate to hold hearing sessions as part of the examination of the NDP.
These sessions would be beneficial in order to ensure the most appropriate and beneficial future
of the site for all is secured which, at present, the NDP fails to do. Amber REI Ltd would wish to
participate in these sessions.

Please indicate (tick) whether you wish to be notified of:
The publication of the recommendations of the Examiner

✓

The final ‘making’ (adoption) of the Haughley NDP by Mid Suffolk District Council

✓

Signed: David Onions (Pegasus Group)

Dated: 04/03/19

Haughley NP Submission Consultation (Jan - Mar 2019)
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1.

INTRODUCTION
This representation is made by Pegasus Group, on behalf of Amber REI Ltd, to
respond to the Haughley Neighbourhood Development Plan submission (Regulation
16 of The Neighbourhood Planning [General] Regulations, 2012) version (hereafter
referred to as ‘the NDP’). This representation is made in relation to the commercial
area of Haughley Park (see Site Location Plan at Appendix 1).
Haughley Park is identified in the emerging Neighbourhood Plan through Policy
HAU6 which concerns ‘Sites for Commercial and Industrial Development’. Amber
REI Holdings Ltd own the existing factory at Haughley Park. This is currently nonoperational but was previously used as an intensive poultry processing factory.
When fully operational the site had a significant workforce and attracted large
numbers of HGVs, both of which used local roads. The remaining factory is
unattractive and has a detrimental impact upon the setting of the adjacent
Haughley Park and Attached Garden Walls, which is collectively Grade I listed (list
ID 1181268).
This representation is framed in the context of the basic conditions relevant to the
preparation of a Neighbourhood Plan as required by Paragraph 8(1)(a)(2) of
Schedule 4B of the Town and Country Planning Act 1990 (inserted by the Localism
Act 2011):
•

Having regard to national policies and advice contained in guidance issued
by the Secretary of State it is appropriate to make the neighbourhood plan;

•

The ‘making’ of the neighbourhood plan contributes to the achievement of
sustainable development;

•

The ‘making’ of the neighbourhood plan is in general conformity with the
strategic policies contained in the development plan for the area of the
authority (or any part of that area);

•

The ‘making’ of a neighbourhood plan does not breach, and is otherwise
compatible with EU obligations; and
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•

Prescribed conditions are met in relation to the neighbourhood plan and
prescribed matters have been complied with in connection with the proposal
for the neighbourhood plan.

This representation concludes that the NDP fails to meet the basic conditions in a
number of respects and is therefore not sound. This represents sets out how the
NDP should be amended in order to be found sound.
Given the significance of the commercial area of Haughley Park in the context of
the remainder of the Parish, but also in the context of a nationally important Listed
Building, Amber REI Ltd consider that it is appropriate to hold hearing sessions as
part of the examination of the NDP. Amber REI Ltd would wish to participate in
these sessions, in order to ensure the most appropriate and beneficial future of the
site for all is secured.
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2.

THE NEIGHBOURHOOD DEVELOPMENT PLAN
Section 6
Section 6 of the NDP summarises the historical growth of the village of Haughley
along with Haughley New Street, along with other areas of the Neighbourhood Plan
area. Specifically, paragraph 6.5 identifies that there are 63 listed buildings within
the wider Parish of Haughley, whilst paragraph 6.7 briefly alludes to Haughley Park,
a Grade I listed manor house of 1620 set in gardens, park and woodland, although
it is not mentioned explicitly by name.
Haughley Park and the Church of St Mary the Virgin, Duke Street, Haughley
represent the only Grade I listed buildings within the Neighbourhood Plan area and
are therefore of significant importance. Grade I listed buildings consist of buildings
of exceptional interest and represent only 2.5% of the listed building stock within
England.
The significance of the asset of Haughley Park and in particular the adverse impact
that the current poultry factory and any potential lawful re-use has on its setting
must be a consideration in the Neighbourhood Plan context.

This should be

recognised within the supporting text.
Section 7
Section 7 lists a number of existing facilities and employment opportunities within
the Parish, with paragraph 7.4 referring to Haughley Park, stating that there is an
events business, an agricultural contractor and one farm at the site. This
description omits the existing poultry factory at the site which, whilst currently
vacant, its lawful use in planning terms remains. It could be restarted as a factory
processing poultry or as any other general industrial use (Use Class B2) without
any need for planning permission. Recognition of the existence of the poultry
processing factory must be included within paragraph 7.4.
Section 9
Section 9 concerns the planning policy context within which the NDP is set,
including the National Planning Policy Framework (NPPF). Paragraph 9.1 of the NDP
confirms that, as the NDP was submitted to the local planning authority prior to
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24th January 2019, the provisions of the 2012 revision (rather than the February
2019 revision) NPPF apply.
In paragraphs 9.3 – 9.9 the Neighbourhood Plan summarises key elements of the
NPPF. However, the supporting text fails to identify that the re-use of previously
developed land is one of the twelve core principles underpinning both plan making
and decision taking. The fact that there is a substantial previously developed site
at Haughley Park which falls within the Neighbourhood Plan area is a factor which
should be recognised in the National Planning Policy Framework section. At present,
the NDP fails to have regard to national policies and advice contained in guidance
issued by the Secretary of State in this regard.
Section 10
The NDP undertakes a SWOT analysis based upon evidence gathered during local
consultation. A clear omission from this analysis is the strength emanating from
the availability of a previously developed site at Haughley Park which can limit the
need for use of greenfield sites elsewhere within the Neighbourhood Plan area.
Furthermore, the Opportunities Section fails to reference the opportunity to be
found at Haughley Park, where a previously developed site can be redeveloped to
significantly enhance the setting of a Grade I listed heritage asset.
It is also notable that the SWOT analysis has identified both an ageing population
and falling school roll as being threats to the ongoing success of the community.
Both these threats can be addressed through providing additional housing suitable
for families which will support both the local school and other facilities within the
Neighbourhood Plan area. However, at the same time there is also a concern in the
SWOT analysis over the size of new houses. Generally larger houses tend to be
occupied by families with children which would be the type of incoming population
needed to address the threats of the ageing population and falling school role. If
a key objective of the NDP is to maintain shops and facilities in Haughley and in
particular maintain the school roll, then the concerns over the size of new homes
will need to diminish. The NDP should reconcile this issue.
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3.

POLICIES AND PROPOSALS
Section 11 of the Neighbourhood Plan sets out policies and proposals for Haughley
Parish. At paragraph 11.4 the Neighbourhood Plan states: “away from the centre
of the village, limited opportunities for small scale development exist at Haughley
Green and Haughley New Street”. Amber strongly objects to this phrasing as,
again, the NDP fails to recognise the substantial previously developed site at
Haughley Park. Its redevelopment has particular benefits in removing what is a
non-conforming and unattractive factory building, significantly enhancing the
setting of the Grade I listed heritage asset and re-using previously developed land.
These represent very significant benefits. As a consequence, the NDP must identify
the former poultry factory at Haughley Park as one of its key potential new
opportunity areas.
Again, within 11.6 paragraph the Plan refers to the need to protect ‘the
environment and landscape value that provides the setting of the village’ outside
of settlement boundaries. In such areas, the Neighbourhood Plan states
development will not be permitted except in ‘exceptional circumstances’. It is
submitted that this phrasing should be reconsidered, as ‘exceptional circumstances’
is a high-test set out within the NPPF in respect of the Green Belt, rather than
homes in the countryside. Furthermore, this is not general conformity with the
adopted Mid-Suffolk Core Strategy, which states the following in respect of
development beyond the settlement boundary:
“The rest of Mid Suffolk, including settlements not listed above, will be
designated as countryside and countryside villages and development will
be restricted to particular types of development to support the rural
economy, meet affordable housing, community needs and provide
renewable energy”.
A number of types of development are therefore clearly permissible beyond
settlement boundaries, in more instances than ‘exceptional circumstances’.
Similarly, recent case law has considered the issue of landscape value and what it
means for a landscape to be valued. Stroud DC vs. SSCLG [2015] EWHC 488
(Admin) is clear that, whilst valued landscapes do not need to have a formal
designation, ‘valued’ means something more than just ‘popular’. Landscape is only
‘valued’ if it has physical attributes which take it out of the ordinary. The Landscape
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Institutes’ Guidelines for Landscape and Visual Impact Assessment (‘the GLVIA’)
identifies various factors that may be relevant in the assessment of landscape
value, including:
•

Condition/Quality,

•

Scenic Quality,

•

Rarity and Representativeness,

•

Conservation Interests,

•

Recreation Value,

•

Perceptual Aspects; and

•

Cultural Associations.

The NDP implies that all landscape beyond the settlement boundary is ‘valued’.
Firstly, this is not justified or evidenced against the above criteria and, secondly, if
all landscape beyond the settlement boundary demonstrated the same certain
qualities, it would not be ‘valued’, as those qualities would instead be the inherent
‘norm’ or baseline.
Certainly, the existing factory at Haughley Park cannot be considered to be
contributing to the value of any landscape, as it is currently unattractive and is a
state of disrepair.
As such, paragraph 11.6 requires amendment as it fails to have regard to national
policy and guidance or the local development plan in respect of development
beyond the settlement boundary.
Furthermore, references should be made in this paragraph to the particular merits
of development at the factory premises at Haughley Park and how this can deliver
real planning benefits both to the site and to the wider Parish, despite it being
located beyond any defined settlement boundary.
Objective 1 sets out that new housing development in the parish should be provided
in a suitable range of tenures, types and sizes so that local people of all ages can
continue to live in a suitable home and local needs are met.
March 2019 | DO/BC | P17-1438
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Paragraph 11.9 of the NDP identifies that the Plan will deliver a ‘maximum’ of up
to 150 new homes to 2036. It is contented that it is inappropriate to define this
figure as a ‘maximum’, as housing figures contained within Local Development
Plans should always be considered as ‘minimum’ figures.
Irrespective of this, this figure is not robustly justified. The NDP states that this
figure is based on ‘the role of visual, environmental and capacity views’ and ‘subject
to all the evidence and community infrastructure’, making reference to a housing
needs survey questionnaire produced in May 2016. There is no empirical or
professional

evidence

produced

in

respect

of

landscape,

environment,

infrastructure capacity or indeed housing need in order to justify this requirement.
Amber REI accordingly object to this figure, as it has not been derived in accordance
with planning policy or guidance.
The Government has recently introduced a standard method for calculating housing
need through national planning guidance, based on the 2014 sub-national
household projections. When it progresses, the emerging Joint Local Plan will be
required to revisit its housing requirement to accord with the standard
methodology. The standard methodology indicates a potential housing need figure
of 573 dwellings per annum for Mid Suffolk District (2014-based data), some 121
in excess of their current OAN figure. As such, when the JLP is adopted, the NDP
will become out of date in respect of housing need and its relevant policies will be
superseded. It is therefore recommended that, whilst the NDP is being examined
under the provisions of the 2012 NPPF, it should base its housing figure on the
housing requirement for Mid Suffolk District as prescribed by the standard
methodology, in order to remain up-to-date in the longer term.
Paragraph 11.11 refers to new housing development meeting the needs of the
village for the period to 2036 and will take place on sites that specifically allocated
in the Neighbourhood Plan or within settlement boundaries. The Plan recognises
that “within existing settlement boundaries, the opportunities for the construction
of new homes is limited” and “it is likely that there will be new opportunities that
will come forward through the redevelopment of sites”. Nevertheless, the NDP
should be strengthened to reflect the redevelopment opportunity at Haughley Park
to deliver new homes in conjunction with the significant benefits identified in
removing existing factory buildings. The Plan should be amended to reflect this
consideration.
March 2019 | DO/BC | P17-1438
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The NDP fails to recognise that development within the wider Neighbourhood Plan
area can have benefits in supporting existing facilities within Haughley Village.
Whilst this may involve additional car journeys, these journeys are likely to be
limited in their length and duration. Government guidance in Manual for Streets
(2007) notes that walkable neighbourhoods are characterised by having a range of
facilities within 800 metres walking distance, but adds that this is not an upper
limit.
The NDP should be redrafted to recognise the wider benefits of development within
the Parish which can help support existing facilities within Haughley Village and
overall reduce the distances needed to travel. In particular paragraph 11.12 should
be revised to take on board these considerations.
Policy HAU1 sets out Haughley’s spatial strategy. It states that, outside settlement
boundaries, only development for agriculture and other uses which need to be
located in the countryside or supported by other policies in the Plan will be
supported. Either a specific policy should be introduced into the Neighbourhood
Plan supporting residential development at the former factory at Haughley Park for
housing as an allocation in the Neighbourhood Plank, or a policy should be
introduced which supported the redevelopment of brownfield sites beyond
settlement boundaries.
Paragraphs 11.19 and 11.20 recognise that the site east of King George V playing
field has planning permission for 98 dwellings. Consequently, the housing allocation
set out in the Policy HAU3 already has planning permission and the site itself does
not represent a new housing site. The fact that it already has an outline planning
permission means that it would be taken into account in the overall plan making
process of the District as a windfall site.
Policy HAU6 identifies sites for commercial and industrial development. It states
commercial and industrial development will be supported on the brownfield sites of
the previous commercial areas of Haughley Park, with acceptable Use Classes “B1
and Bs [sic]”.
Amber objects to this Policy, as it fails to recognise the economic circumstances
associated with the redevelopment of the former poultry factory, nor the sensitivity
of its location adjacent to a Grade I listed building. The existing factory buildings
at Haughley Park and all its associated infrastructure will require considerable
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Page | 8

Haughley Neighbourhood Plan
Regulation 16 Submission Consultation
Amber REI Ltd

investment in order to make the land suitable for any form of redevelopment (either
industrial or residential). Indeed, an industrial development provides much more
limited economic returns to the extent that such a proposal will be unviable at this
site (see chapter 4 of this representation). This is reinforced by the fact that there
are other alternative employment sites coming forward on greenfield sites within
the immediate vicinity of Haughley Park, including development of land at Lawn
Farm, Warren Lane, Woolpit (planning application reference: DC/18/01279). This
application provides for circa 7,100 sqm of employment development on greenfield
land located to the west of Haughley Park. This will clearly meet a long-term need
for employment development in the area, further rendering the development of
Haughley Park for employment uses unviable. It also provides the potential for
expansion to allow for new businesses to move onto the site in the longer-term. It
is a greenfield site which does not require any demolition or remediation to allow
for new development. This is not the case for the former poultry factory at Haughley
Park where considerable investment would be required to allow the land to be
redeveloped for industrial purposes (further consideration in respect of the cost of
redeveloping the site is given in chapter 4 of this representation). The fact that
there are alternative employment sites available on a greenfield site close to
Haughley Park further undermines the prospect of an employment development at
the site.
Furthermore, redevelopment of the site for commercial/industrial development will
only perpetuate the harm caused to the existing Grade I listed building both by the
presence of utilitarian industrial buildings located immediately adjacent to it, with
little in the way of separation or screening, but also due to the impact of HGV traffic.
These circumstances dictate that the site of the former factory at Haughley Park is
not suitable for commercial or industrial development. Allocating it for such
purposes will only result in the continued harm to the listed Hall and wider
environment.
In addition, the NPPF makes clear in paragraph 22 that:
“planning policies should avoid the long-term protection of sites allocated
for employment use where there is no reasonable prospective of a site
being used for that purpose…where there is no reasonable prospect of a
site being used for employment use, applications for alternative uses of
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land should be treated on their merits having regard to market signals
and a relative need for different land uses to support sustainable local
communities”.
As has been made clear within this representation, the identification of the former
poultry site at Haughley Park for industrial development is unlikely to result in a
viable redevelopment of the site for employment purposes and, even if it did, then
the harm that would result from such a use would continue to have implications for
the surrounding uses and in particular the heritage asset. This again points to the
need for a specific new policy proposing residential development at the former
poultry factory at Haughley Park.
In view of the above it is submitted that Haughley Park is deleted from Policy HAU6.
In addition, a new policy specifically for the former poultry factory at Haughley Park
should be included within the Neighbourhood Plan. This should allocate the site as
suitable for up to 150 dwellings. The Policy could include associated environmental
improvements in and around the site and delivery of additional recreation facilities,
landscaping and green space aimed at improving the setting and ambience of the
Grade I listed building. The Policy could identify that redevelopment of Haughley
Park should be considered in advance of the development of greenfield land
adjacent to Haughley Village. This will follow a consistent approach with the NPPF
in encouraging the reuse of previously developed land as well as prioritising the
significant heritage benefits associated with the Haughley Park redevelopment.
Policy HAU7 sets out that proposals for non-employment uses on sites and premises
used and/or designated on the Proposals Maps for employment purposes will only
be permitted under specific circumstances. However, the first point then goes on
to state: ‘It will not result in a loss of employment provision in the Neighbourhood
Plan area’. This is clearly a direct contradiction to the intention of the policy, as all
non-employment uses on employment sites will inherently result in the loss of
employment provision in the neighbourhood plan area. As such, no alternative use
of employment sites will ever be considered acceptable, irrespective of any merits
of such development. This first point is, therefore, not only unreasonable but
renders the rest of the policy irrelevant and unworkable.
Aside from the above, many of the criteria set out in Policy HAU7 would be
applicable to the poultry factory at Haughley Park. In particular it is clear that
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existing use has overriding environmental problems which would be perpetuated
through any alternative employment site, particularly on the setting of the Grade I
listed building.
Policy HAU9 refers to development affecting Haughley’s built heritage assets. As
stated previously, Haughley Park represents one of only two Grade I listed buildings
within the Neighbourhood Plan area. Policy HAU9 should again refer to Haughley
Park and the benefits that could accrue from a redevelopment of the poultry factory
site for housing purposes. This could also reflect some of the benefits identified in
the masterplan accompanying these representations.
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4.

FORMER POULTRY PROCESSING PLANT, HAUGHLEY PARK
Amber REI Ltd has recently submitted a planning application (reference:
DC/18/03592) to Mid-Suffolk District Council for the development of the Former
Poultry Processing Plant, Haughley Park, for 149 dwellings and associated
infrastructure, including public open space, playing fields, village greens, green
corridors, community orchard, landscaping and surface water attenuation.
This application was heard at the Council’s Development Control Committee A on
13th February 2019, where the Committee resolved to refuse planning permission.
The single ground of refusal provided relates to the perception that location of the
site beyond any defined settlement boundary would result in any residential
development being unsustainable in its nature. The ground of refusal acknowledges
public benefit of the development, although considers that this benefit does not
outweigh the perceived harm identified.
Nevertheless, in respect of Haughley Park and its relationship with the emerging
NDP, Paragraph 3.12 of the Case Officer’s Report confirms that Mid-Suffolk Council
agree ‘…that a replacement factory use would be unlikely and not viable. The nature
of the buildings would not allow for adaptation and so new commercial buildings
would be needed. The removal of the buildings and contamination issues also mean
that the cost of redevelopment is likely to be significant and may not allow other
commercial uses to be viable on this site’.
Similarly, Paragraph 7.1 of the Case Officer’s Report to committee addresses the
issue of heritage, stating: ‘It is believed that the factory site helped finance the
restoration of the Hall, but today does distract from it. The removal of the buildings
would improve the setting and it would be hoped that reserved matters for the
proposed housing would not create a new distraction and result in equal detriment’.
This is supported by a Condition Appraisal Report, produced by Harris Lamb on
behalf of Amber in February 2016, which is included at Appendix 2 to this
representation. The report includes an anticipated breakdown of costs expected
should the existing premises be refurbished and brought back into use for
employment purposes. The report demonstrates that the cost of such works would
sum to £2,625,504. This renders the reuse of the site for employment purposes
unviable.
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As set out in chapter 3 of this representation, this is further exacerbated by the
fact that other employment development is coming forward on greenfield sites
within the area (land at Lawn Farm) meeting a long-term need for employment
development in the area. It also provides the potential for expansion to allow for
new businesses to move onto the site in the longer-term. It is a greenfield site
which does not require any demolition or remediation to allow for new
development.
Whilst there would significant cost in clearing and remediating the site for any form
of redevelopment, the margins associated with residential development are more
generous, rendering this type of development viable.

March 2019 | DO/BC | P17-1438

Page | 13

Haughley Neighbourhood Plan
Regulation 16 Submission Consultation
Amber REI Ltd

5.

CONCLUSIONS
The Neighbourhood Plan provides a useful framework in planning for future
development within the Haughley Parish Neighbourhood Plan area. However, it
fails in a number of respects to meet the basic conditions required by Paragraph
8(1)(a)(2) of Schedule 4B of the Town and Country Planning Act 1990 in order for
neighbourhood development plans to be found sound, namely:
•

Housing requirement within the NDP is defined as a ‘maximum’. This is not
in regard to nation planning policy or guidance.

•

Housing requirement is not justified or in general conformity with the local
development plan for the area.

•

The NDP affords protection to land outside of settlement boundaries over
and above that which is prescribed in both local and national planning policy.
As such, this NDP fails to have regard to national policy and guidance and
is not in general conformity with the local development plan for the area.

•

NDP fails to set out a positive strategy for the conservation and preservation
of the historic environment and heritage assets within Haughley. This is not
in regard to national planning policy or guidance.

•

The NDP also fails to recognise and positively consider the future of the most
significant brownfield opportunity within the Plan area; the Haughley Park
poultry factory, which results in a plan that does not contribute towards
achieving sustainable development.

The NDP should be positively prepared and identify specifically the benefits
associated with the redevelopment of the poultry factory site. It should provide a
specific policy aimed at facilitating residential development of the brownfield land
and supporting the associated heritage benefits that result. Policy HAU6 should be
amended to delete reference to the previous commercial area of Haughley Park.
The supporting text to the Plan should be amended as suggested to reflect the
particular considerations associated with the former poultry factory and its potential
to deliver significant planning gains.
It has also been demonstrated through this representation that the reuse of the
existing factory site for employment purposes is not viable, due to the significant
March 2019 | DO/BC | P17-1438

Page | 14

Haughley Neighbourhood Plan
Regulation 16 Submission Consultation
Amber REI Ltd

redevelopment and remediation costs, coupled with the supply of other
employment development on greenfield sites within the area.
Pegasus Group on behalf of Amber REI Holdings Ltd welcome the opportunity to
comment on the Neighbourhood Plan and trust that its representations will be
considered accordingly.
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APPENDIX 1
SITE LOCATION PLAN
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(10) Catesby Estates plc c/o Strutt & Parker

Response Form
Haughley [Parish] Neighbourhood Development Plan
2016 - 2036
Section One: Respondents Details
All respondents should complete Part A. If you are an Agent please complete Part’s A & B

Part A: Respondent
Title / Name:

Catesby Estates plc c/o Strutt & Parker

Job Title (if applicable):
Organisation / Company (if applicable):
Address:

Postcode:
Tel No:
E-mail:

Part B: Agents – Please complete details of the client / company you represent
Client / Company Name:
Address:

Strutt & Parker
66-68 Hills Road
Cambridge

Postcode:

CB2 1LA

Tel No:

01223 459456

E-mail:

William.nichols@struttandparker.com

Section Two: Your representation(s)
To which part of the document does your representation relate? (You may wish to complete a
separate form for each separate representation)
Paragraph No.

Policy No.

HAU5

Do you support, oppose, or wish to comment on this paragraph? (Please tick one answer)
Support

Support with modifications

Oppose

Have Comments

Please give details of your reasons for support / opposition, or make other comments
here:
Please see attached cover letter by Strutt & Parker dated 5th March 2019.
(Continue on separate sheet if necessary)

What improvements or modifications would you suggest?
Please see attached cover letter by Strutt & Parker dated 5th March 2019.
(Continue on separate sheet if necessary)

If you are including additional pages these should be clearly labelled and referenced.
Normally the Examiner will aim to consider the responses through written representations.
Occasionally an Examiner may consider it necessary to hold a hearing to discuss particular issues.
If you consider a hearing should be held please explain why this is necessary.
Please note that a decision on whether to hold a hearing is entirely at the discretion of the Examiner.
I consider that a hearing should be held because …
A hearing is not considered to be necessary.
(Continue on separate sheet if necessary)

Please indicate (tick) whether you wish to be notified of:
The publication of the recommendations of the Examiner

X

The final ‘making’ (adoption) of the Haughley NDP by Mid Suffolk District Council

X

Signed: William Nichols

Dated: 5th March 2019

Haughley NP Submission Consultation (Jan - Mar 2019)

Cambridge office

Strutt & Parker
66-68 Hills Road
Cambridge
CB2 1LA
Telephone 01223 459500
Cambridge@struttandparker.com
struttandparker.com

Haughley Neighbourhood Plan Consultation
C/o Mr Paul Bryant
Spatial Planning Policy Team
Babergh & Mid Suffolk District Council
Endeavour House
8 Russell Road
Ipswich
IP1 2BX

01223 459456

Direct Dial:
Email:

william.nichols@struttandparker.com

5th March 2019

Sent by email to: communityplanning@baberghmidsuffolk.gov.uk

Dear Sir or Madam
Re: Haughley Neighbourhood Plan (2016-2036), Land West of Fishponds Way, Haughley
I write on behalf of Catesby Estates plc and in relation to the Haughley Neighbourhood Plan Submission Plan
consultation. Strutt & Parker is the planning agent instructed by Catesby Estates plc to submit representations on
the Haughley Neighbourhood Plan consultation process, which runs from Monday 21 January to Wednesday 6
March 2019.
These comments following on from our previous comments on the Pre-Submission Plan for Haughley Parish,
together with the Supporting Documents, which were submitted in July 2018 and are appended to this response for
reference.
I have reviewed the latest Submission Plan including Supporting Documents, and Catesby Estates is pleased to
have another opportunity to comment on the Neighbourhood Plan specifically in relation to the land West of
Fishponds Way, which it is promoting for the development of up to 65 new homes. This letter is accompanied by a
completed Response Form.
Catesby Estates has also previously submitted representations to the emerging Babergh and Mid-Suffolk Joint
Local Plan strongly supporting the proposed approach of identifying broad locations for development and asking
local communities, such as Haughley, to identify the sites to meet housing needs through the Neighbourhood Plan
process. Babergh and Mid Suffolk District Councils had intended to consult upon its draft Joint Local Plan in
February/March 2019, but this has been delayed slightly and will now be consulted upon after the local elections,
which take place on 2nd May 2019.
The Government introduced neighbourhood planning as a means to encourage communities to take greater
ownership of the issues affecting them and as the means to deliver to sustainable growth, which communities need.
We commend the Parish Council and Neighbourhood Plan Group for the work they have done to date and the
leadership shown, and consider this proactive approach has enabled the local community to determine where
development should be located.
The Haughley Neighbourhood Plan Group has undertaken extensive consultative work to inform its Neighbourhood
Plan, and it is entirely appropriate given the wider Government localism agenda, that all sites put forward through
the Neighbourhood Plan consultation have been properly and fairly assessed by the Neighbourhood Plan Group
and the local community as part of due process. This process has now concluded and AECOM’s Site Assessment
process has made a series of recommendations about the most suitable and appropriate development sites in the
village. This approach is supported, as it is appropriate that the local community leads the discussion on which site
Regulated by RICS
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or sites should accommodate Haughley’s growth. Catesby Estates therefore supports the process that has been
undertaken and would like to reiterate its commitment to future engagement.
We note following our previous representations to the NP (enclosed) that the wording of Policy HAU5 and the
associated site allocation area has not changed. Whilst we are broadly supportive of the principle of the policy and
allocation, we consider that the policy wording needs to be more flexible/amended to reflect the potential to
appropriately accommodate a higher quantum of development on the site. The extent of the allocation area should
also be increased to reflect the indicative masterplan submitted as part of Catesby Estates outline planning
application (ref DC/18/04773) (enclosed) which appropriately locates the proposed open space for the development
on land outside the proposed Neighbourhood Plan allocation boundary.
In response to Policy HAU5, the land west of Fishponds Way does not have any significant site constraints, which
would preclude the delivery of more housing on the site and additional open space. Policy HAU5 references the
trees to the south-west, proximity to Flood Zone 1 and 2 and to the sewerage works to the north-west as the main
site constraints. It also references the potential to deliver between 20-50 new homes and a housing density of no
higher than 23 dwellings per hectare. The policy also requires development to include 35% affordable housing to
address local need. None of these requirements would be adversely impacted by the changes that we put forward
in our previous representations.
In this context, Catesby Estates has submitted an outline planning application (ref: DC/18/04773) for up to 65
dwellings on the allocated housing site (ref: SS0047 – west of Fishponds Way). However, the application site area
includes the land to the north – between the sewerage works and rear boundaries of the existing dwellings along
Fishponds Way. The ability to appropriately accommodate up to 65 homes reflects an indicative housing mix
incorporating a greater proportion of smaller homes (44% of the homes are 1 and 2 bedroom properties, including 4
bungalows and 8 x 1 bed maisonettes) which was requested by local residents and Haughley Parish Council to
respond to local housing need in Haughley.
The direct consequences of incorporating a greater proportion of smaller properties, is that more dwellings can be
accommodated within the developable area without over developing the site. This approach was discussed in
principle with Haughley Parish Council prior to the submission of the outline planning application.
In terms of density, the net developable area for the outline application is 2.01 hectares, which, based on a
proposed development of 65 homes, equates to a net density of 32 dwellings per hectare (12.7 dwellings per
hectare (dph) gross density) which would be in keeping with the existing densities of the village’s peripheral estates
to the north east of the site. Applying the upper Neighbourhood Plan figure of 50 homes would equate to a net
density of 25 dwellings per hectare (10 dph gross), which we consider would represent an inefficient use of the site.
More importantly, it would not be in accordance with Core Strategy Policy CS0, which states that new housing in
such areas should achieve average densities of at least 30 dwellings per hectare.
Therefore, we believe these are significant benefits to Haughley for making policy HAU5 and the site allocation in
the NP more flexible by increasing the quantum of development allocated to up to 65 homes. This would represent
an opportunity to respond directly to local housing needs for local people and enable the provision of a large area of
public open space which would be available to existing local residents. This would ensure consistency and reflect
the existing proposal which is supported by the case officer and Haughley Parish Council.
It is also important to note that, during the statutory consultation stage of the planning application, the proposed
development for up to 65 homes has not received any objections from the following consultees:
-

Place Services Ecology;
Suffolk Wildlife Trust;
Suffolk Police;
Environment Agency;
Suffolk County Council Archaeological Service;
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-

Suffolk County Council Suffolk Fire and Rescue Service;
Suffolk County Council, Flood and Water Management;
Babergh and Mid-Suffolk Environmental Management (Air quality, Sustainability, Land Contamination);
Babergh and Mid-Suffolk Heritage Team;
Babergh and Mid-Suffolk Waste Services;

The case officer has recommended Catesby Estates planning application for approval and it will be presented to
Planning Committee on 13th March 2019.
In summary, Catesby Estates plc is broadly supportive of the Submission Neighbourhood Plan for Haughley but
recommends that Policy HAU5 be amended to allow a degree of flexibility on total numbers to enable the efficient
use of land in particular light of the proposed delivery of a greater proportion of smaller units.
I trust that the above is self-explanatory, however if you would like to discuss the content of the letter and/or the
enclosed representation form, please do not hesitate to contact me.
Yours sincerely

William Nichols
Senior Associate Director
Cambridge Planning
Strutt & Parker
Enc:

Completed Haughley neighbourhood plan representation form
Pre Submission Representations to the Neighbourhood Plan (July 2018)

Cc:

Ed Barret (Catesby Estates plc), Guy Jenkinson (Strutt & Parker), Rosemary Welburn

Cambridge office

Strutt & Parker
66-68 Hills Road
Cambridge
CB2 1LA
Telephone 01223 459500
Cambridge@struttandparker.com
struttandparker.com

Haughley Neighbourhood Plan Group
C/o Haughley Parish Council

Direct Dial:
Email:

01223 459456
william.nichols@struttandparker.com

6th July 2018
Sent by email to: chrisadams638@btinternet.com and properofficer@haughley.org.uk

Dear Sir or Madam
Re: Haughley Neighbourhood Plan, Land West of Fishponds Way, Haughley
I write on behalf of Catesby Estates plc and in relation to the Haughley Neighbourhood Plan Pre-Submission Plan
consultation exercise. Strutt & Parker is the planning agent instructed by Catesby Estates plc to submit
representations on the Haughley Neighbourhood Plan consultation process, which runs from Friday 25th May 2018
to Saturday 7th July 2018.
I have reviewed the Pre-Submission Plan for Haughley Parish, together with the Supporting Documents, and
Catesby is pleased to have the opportunity to comment on and support the Neighbourhood Plan in relation to Land
West of Fishponds Way. This letter is accompanied by a neighbourhood plan representation form, and an
illustrative draft masterplan. It should be noted that this masterplan is currently being amended to take account of
recent feedback from the parish council, county and district ward councillors and the wider local community.
I would like to point out that the site has been referred to within the draft Neighbourhood Plan as ‘Land South of
Fishponds Way’, which is incorrect. It is requested that for clarity and consistency the site should be referred to as
‘Land West of Fishponds Way’.
Catesby Estates plc has been actively promoting land west of Fishponds Way, Haughley for a residential scheme
and associated open space through the development plan process. We have sought to engage with the local
community in order to gain a better understanding of the desires and wishes of local residents, businesses, and the
community as a whole.
Catesby Estates plc has attended meetings of the Parish Council, attended Neighbourhood Plan meetings/events,
and held its own community consultation exercise in advance of the preparation of a planning application. This
consultation event, which ran from 1pm to 8pm on Friday 30th June 2018 was well attended by members of the local
community. A wide variety of comments were received including the mix of housing, the importance of protecting
the hedgerow along the frontage on to Fishponds Way, the provision of open space, the new footpath linkages, and
the importance of a high quality design that fits into the village. We are now reviewing the comments and feedback
received; this will then be used to inform the final scheme when it is submitted to Mid-Suffolk District Council later
this year.
In addition, a pre-application enquiry and subsequent meeting with Mid-Suffolk District Council at which a
representative from Suffolk County Council was in attendance. These meetings, together with local community
engagement have enable Catesby Estates plc to gain a good understanding of the key local issues, and these are
being taken into account as the design proposals are formulated.
Catesby Estates plc has previously submitted representations to the emerging Local Plan strongly supporting the
proposed approach of the Local Plan, identifying broad locations for development and asking local communities,
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such as Haughley, to identify the sites to meet housing needs through the Neighbourhood Plan process. The
Government has introduced neighbourhood planning as a means to encourage communities to take greater
ownership of the issues affecting them and as the means to deliver to sustainable growth, which communities need.
We commend the Parish Council and Neighbourhood Plan Group for the work they have done to date and the
leadership shown, and consider this proactive approach has enabled the local community to determine where
development should be located.
The Haughley Neighbourhood Plan Group has undertaken extensive consultative work to inform its Neighbourhood
Plan, and it is entirely appropriate given the wider Government localism agenda, that all sites put forward through
the Neighbourhood Plan consultation have been properly and fairly assessed by the Neighbourhood Plan Group
and the local community as part of due process. This process has now concluded and AECOM’s Site Assessment
process has made a series of recommendations about the most suitable development sites in the village. This
approach is supported as it is appropriate that the local community leads the discussion on which site or sites
should accommodate Haughley’s growth. The implications of allowing a circumvention of the plan-led system are
that it risks negating the entire neighbourhood plan process, alienating local people who have made a commitment
to preparing a Neighbourhood Plan. Catesby Estates plc therefore supports the process that has been undertaken
and would like to reiterate its commitment to continual engagement in this process.
Catesby Estates plc continues to support the Parish Council in its approach to determining the future of Haughley
through the Neighbourhood Plan process and believes that the approach taken to identifying the sites for
development has been underpinned by a comprehensive evidence base justifying the respective sites’ proposed
allocations. This approach ensures that the people of Haughley have a significant say on shaping their community
over the coming years.
Catesby Estates is in the process of preparing an outline planning application on Site SS0047 (land west of
Fishponds Way). We are working with the neighbourhood plan group to ensure a scheme that can be supported by
the local community. The early submission of a planning application will assist the neighbourhood plan group in
being able to demonstrate clearly the deliverability of the allocations within its plan.
I trust that the above is self-explanatory, however if you would like to discuss the content of the letter and/or the
enclosed representation form, please do not hesitate to contact me.
Yours sincerely

William Nichols
Senior Associate Director
Cambridge Planning
Strutt & Parker
Enc:

Completed Haughley neighbourhood plan representation form
Illustrative Draft Masterplan

Cc:

Ed Barret, Katie Yates, and David Morris (Catesby Estates plc), Guy Jenkinson (Strutt & Parker), Rosemary
Welburn

Pre-Submission Consultation Response Form
Haughley Parish Neighbourhood Plan
Welcome to the Haughley Parish Neighbourhood Plan Pre-Submission Consultation Response
Form

BACKGROUND
This is the pre-submission version of the Haughley Parish Neighbourhood Plan. Haughley Parish Council, through its
Working Party, has prepared the Plan on behalf of those that live and work within the Parish of Haughley. The Plan sets
out a future vision for the Parish. The vision is supported by a set of planning policies and a series of Community Needs
and Desires (CNDs)
YOUR INPUT
Please tell us whether you agree with these policies and CNDs by completing the consultation document. You can
complete it on the internet at https://www.surveymonkey.co.uk/r/hpnpp-scrf, or if you prefer, go to www.haughley.org.uk
where you will find a link to the Form. If you would like to comment on any of the policies and CNDs, please add these
comments in the box under each policy or CND. Please answer all the questions. The full draft Plan is available on the
internet (go to www.haughley.org.uk) or as a printed copy to read at The King's Arms, St. Mary's Church, Maxwell
Charnley Room, Village Hall, Haughley Veterinary Centre, Mere View and Thompson Court.
COMPLETION DATE - 5.00pm Saturday, 7th July 2018
Please respond on-line. Alternatively, complete a hard copy document and deliver it to one of the Consultation Form
boxes located in the venues noted above. So that we might in certain circumstances respond to your comments on the
Plan, we need your name and address and preferably email address.
NAME:
ORGANISATION:
ADDRESS:
EMAIL ADDRESS:
DATA PROTECTION NOTICE: Information given on this form will be used to help prepare the Submission Draft
Haughley Parish Neighbourhood Plan. Please be aware that your comments, including personal details, may be made
publicly available.
Should you require assistance with completing this Form, please visit one of the Public Events or Drop-in Surgeries
listed below.
Public Events:
Friday, 25 May 4pm - 7pm, Green Room, Village Hall
Saturday, 26 May 9:30am - 3:30pm, Village Hall
Saturday, 9 June 12pm - 4pm, Summer Fete, Playing Field
Drop-in Surgeries:
Saturday, 23 June 9am - 12pm, Maxwell Charnley Room
Saturday, 7 July 9am - 12pm, Maxwell Charnley Room
Thank you for your comments and for completing this form
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[ MSDC NOTE: The remainder of this Form was an interactive PDF file. Consequently, many of the comments on
individual policies made by Strutt & Parker were part hidden or do not appear when this file is printed out. For
transparency, we present below a faithful reproduction of all their comments on the Reg 14 version of the NP. ]

NEW HOUSING & DEVELOPMENT POLICIES
HAU1 - Agree. Our client is supportive of this policy. In particular, by ensuring that proposals
respect the scale, density, and character of the existing settlement, it is considered that future
developments within the settlement boundary will be sustainable. Furthermore, it is important to
develop sites within the settlement boundary which do not form part of the local character,
especially when one considers the District Council's five-year housing land supply position.
HAU2 - Agree. Policy HAU2 sets out the neighbourhood plan area's approach to development
within Haughley's settlement boundaries. The provisions of the policy will facilitate a high quality
form of development and the approach is supported. The proposed scheme at land west of
Fishponds way will be designed to ensure that it is in accordance with this policy.
HAU3 - No comment to make
HAU4 - No comment to make
HAU5 - Agree but with some amendments.
Policy HAU5 should be amended so that the site is referred to as land 'west of Fishponds Way'
rather than land 'south of Fishponds Way. This is for clarity and to ensure consistency, and to
avoid any unnecessary confusion.
Policy HAU5 proposes to allocate land west of Fishponds Way for development and states that
the site 'has the potential to deliver between 25-50 new homes', acknowledging the minor
constraints of the developed tree line, proximity to flood risk, and the sewerage works. The
proposed allocation of the site is strongly supported on the basis that it represents the most
appropriate location for development within Haughley.
The neighbourhood plan group's decision to include the site as a proposed housing allocation is
underpinned by a careful undertaken evidence base and site assessment process, which was
undertaken by independent consultants, AECOM. The AECOM Site Assessment Report
concluded that land west of Fishponds Way was 'considered appropriate to be brought forward
for development' on the basis that it is 'adjacent to the settlement boundary and thorough
assessment' considers it to be 'the best fit continuing the natural progression of growth of the
form and setting of this rural village'.
The AECOM site assessment report stated that land west of Fishponds Way was 'available and
appropriate for development', and that the develop-able area should be reduced to allow for a
buffer between the potential housing and the water treatment works, and also to remove the
southern edge of the site within Flood Zones 2 and 3.
The policy approach is broadly supported and the proposed scheme is being carefully designed
to take account of the key elements of the policy. The proposal will incorporate a mix of dwelling
types and sizes. It will include 35% affordable housing. it will also include sufficient outdoor
green space and a high standard of landscaping as well as good pedestrian linkages to enable
residents to walk to all the facilities in the village centre.
It is considered that the policy should be slightly amended to allow for a greater degree of
flexibility in relation to the precise housing range and the overall housing density. In initial
consultation exercises there has been some feedback from respondents about enabling a mix
2

of housing that allows for younger couples/families to 'climb on to the housing ladder', and
enables some older people currently living in the village to downsize to smaller properties. It is
therefore recommended that a greater level of flexibility is inserted into this policy to enable an
appropriate mix of dwellings to be determined by the neighbourhood plan group. This level of
flexibility should also apply to the proposed density on site so that this can meet the
requirements of the local community.
HAU6 - No comment to make
HAU7 - No comment to make
HAU8 - Agree. The inclusion of suitable infrastructure to enable high speed broadband to be
connected is supported.

HISTORIC BUILT ENVIRONMENT
HAU9 - Agree. Policy HAU9 sets out the neighbourhood plan's approach to development
affecting Haughley's Built Heritage Assets. This approach is supported and Catesby Estates
plc's proposed scheme will ensure that all heritage assets within close proximity are not
unacceptably impacted upon. Careful consideration has been given to the listed building
immediately adjacent to the site, and to views towards the local parish church, The Assumption
of the Blessed Virgin Mary.
HAU10 - No comment to make
HAU11 - Agree. Policy HAU11 sets out the neighbourhood plan's approach to development
design and character - the policy approach is supported.

FACILITIES & SERVICES POLICIES & COMMUNITY NEEDS AND DESIRES
HAU12 - Agree.
The protection of local community facilities is supported. The proposed development at land
west of Fishponds Way will include an area of open space, and new footpaths providing benefits
both to future residents of the scheme as well as the wider local community.
HAU13 - No comment to make.
CND1 - No comment to make.
CND2 - No comment to make.
CND3 - No comment to make.

ENVIRONMENT POLICIES
HAU14 - Agree. Policy HAU14 sets out the approach to the protection of local green space - this
approach is supported. Additionally, it should be noted that the proposed development of land
west of Fishponds Way will incorporate a large area of public open space, together with new
footpaths to be used both for new residents on the site, as well as the wider local community.
3

HAU15 - No comment to make.
HAU16 - Agree. Policy HAU16 sets out the neighbourhood plan's approach to paths and
bridleways. The proposed development at land west of Fishponds Way provides a unique
opportunity to significantly enhance public linkages between Haughley and Stowmarket by
providing a new pedestrian crossing linked to a new footpath proposed to run parallel to
Fishponds Way immediately behind the existing hedgerow, within the boundary of the allocation.
Catesby Estates plc will also work with the parish council, neighbourhood plan group, Suffolk
County Council and neighbouring landowners to facilitate the continuation of this footpath over
the bridge/stream and linking it to the existing bridleway and footpath just south of the village.

TRAFFIC COMMUNITY NEEDS and DESIRES
CND4 - No comment to make.
CND5 - Agree. It is noted that there is a desire among the local community to investigate and
actively pursue the upgrading of the footpath and provision of a footpath where none currently
exists between Tothill and the Eve Balfour Way junction on Fishponds Way, making it suitable
for all pedestrians, buggies, wheelchairs, horses, and cyclists. This aspiration is strongly
supported and the proposed development at land west of Fishponds Way will incorporate and
facilitates within the site boundary to add to these key connectivity enhancements.
CND6 - No comment to make.
CND7 - No comment to make

OVERALL, DO YOU AGREE WITH THE DRAFT NEIGHBOURHOOD PLAN?
Yes but with some amendments.
For clarity and to avoid unnecessary confusion, the site land 'South of Fishponds Way' should be
referred to as land 'West of Fishponds Way'.
Notwithstanding the minor recommended amendments, Catesby Estates plc supports the
neighbourhood plan group in its approach to determining the future of Haughley through the
Neighbourhood Plan process and believes that the approach taken to identifying the sites for
development has been underpinned by a comprehensive evidence base justifying the respective
sites’ proposed allocations. This approach ensures that the people of Haughley have a
significant say on shaping their community over the coming years.
It is considered that Policy HAU5 should incorporate a degree of additional flexibility with regard
to the number of dwellings and housing density. This will facilitate an appropriate mix of
dwellings to be provided, enabling the highest possible quality scheme to be delivered.

[ Ends ]
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Land North of Fishponds Way, Haughley, Suffolk

1.

Mid Suffolk District Council

1.1

The statutory Development Plan includes the following documents:

(i)

The Mid Suffolk District Local Plan 1998 (MSDLP) which was saved in
accordance with the Secretary of State’s Direction dated 14 September 2007;

(ii)

The Mid Suffolk District Core Strategy 2008 (CS), as adopted in September 2008
covering the period until 2025; and

(iii) The Core Strategy Focused Review 2012 (CSFR) as adopted on 20 December 2012
covering the period until 2027.

1.2

Mid Suffolk District Council are currently preparing a new Joint Local Plan with Babergh
District Council which will replace the 2006 Local Plan and Core Strategy. The new joint
Local Plan will guide development up to 2036. The Council consulted on the Regulation
18 version of the Plan Autumn 2017. The Regulation 19 Publication draft Local Plan is
intended to be consulted upon in Spring 2019 , with submission expected for Summer
2019, examination late Summer 2019 and adoption Winter 2019/early 2020.

1.3

The Haughley Parish Neighbourhood Plan 2016-2036 Submission Plan was formally
submitted to Mid Suffolk District Council on 21st December 2018. In accordance with
Regulation 16 of The Neighbourhood Planning (General) Regulations 2012, the District
Council will undertake formal consultation on the content of the Haughley NDP. This
consultation will run from Monday 21st January 2019 to Wednesday 6th March. The
Parish Council will then have an opportunity to respond to any of the representations
before the Plan is submitted for examination The Plan will then be assessed by an
Independent Examiner, who will decide whether the Plan meets the Basic Conditions or
whether further modifications are required for it to do so. The Examiner will then decide
if the Plan can proceed to the Referendum stage.
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1.4

The Haughley NDP as confirmed at paragraph 9.1 of the NDP has been prepared using
the National Planning Framework (2012) and whilst a more recent version has been
published, under the transitional arrangement for plans submitted before 24th January
2019 would be examined against the 2012 Framework

1.5

The NPPF 2012 paragraph 2 : “The National Planning Policy Framework must be taken
into account in the preparation of local and neighbourhood plans, and is a material
consideration in planning decisions.”

1.6

Paragraph 184 of the NPPF 2012 confirms that;
“Neighbourhood plans must be in general conformity with the strategic policies of the
Local Plan. To facilitate this, local planning authorities should set out clearly their
strategic policies for the area and ensure that an up-to-date Local Plan is in place as
quickly as possible. Neighbourhood plans should reflect these policies and
neighbourhoods should plan positively to support them. Neighbourhood plans and orders
should not promote less development than set out in the Local Plan or undermine its
strategic policies.”

1.7

Paragraph 9.2 of the Haughley NDP confirms that; “It also has to be in general
conformity with Babergh and Mid Suffolk District Councils’ Strategic Planning Policies,
which are contained in the Mid Suffolk Core Strategy, the Core Strategy Focused Review,
the Stowmarket Area Action Plan and the 1998 Local Plan. Within the Mid Suffolk Core
Strategy, Haughley is designated as one of 10 key Service Centres. Under a new Joint
Local Plan (JLP) that is being prepared, Haughley is categorised as a “Core Village””

1.8

The Haughley NDP has used the emerging Joint Local Plan for the Housing requirement
based on the SHMA housing requirement of 452dpa. However, As confirmed in the
recent Woolpit Appeal Decision (APP/W3520/W/18/3194926) at paragraph 63;
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“It is common ground that the Council’s strategic policy for housing numbers is more
than five years old and has not been reviewed. Accordingly paragraph 73 of the NPPF
2018 indicates that the Council’s housing land supply is to be assessed against the
standard method for calculating local housing need. The Council’s local housing need
is 585 dwellings per annum (dpa) and a 20% buffer is to be applied. This amounts to
3,510 dwellings for the next five years, or 702 dpa.”
1.9

The Mid Suffolk District Council Housing Land Supply position Statement 2018/19
(January 2019) states at Table 2 in paragraph 2.23 that the Local Housing Need
requirement is 590 dpa with a 20% buffer making a total requirement of 708dpa.

1.10 Haughley Parish Council have used these strategic policies to shape their NP but where
the emerging Local Plan has a much higher objectively assessed need. It is therefore
submitted that the Haughley NDP to be considered sound should allocate appropriate
housing sites such as land north of Fishponds Way and set out a strategy for dealing with
the increase in housing numbers.
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2

Haughley, Suffolk

2.1

The settlement Hierarchy identified in the 2008 Core Strategy confirms:
•
•
•
•
•

Ipswich fringe area
Urban areas and market towns
Core villages
Hinterland villages
Hamlets and countryside

2.2

Haughley is categorised as a “Core Village”, meaning that it has a high level of services
and facilities that are judged to be of importance in relation to sustainability and vitality
of the local community.

2.3

The facilities and shops within the village include:
•
•
•
•
•
•
•
•
•

2.4

General store
Post Office
Vets
Public house
Village Hall, Pavilion & Community
Meeting Rooms
Church
Primary School
Pre-school

With Haughley being categorised as a “Core Village” within the hierarchy identified in
the Core Strategy it, therefore, follows that sites need to be allocated in and around the
village. The village is considered to be a sustainable location for housing growth.
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3

Sustainable development

3.1

The National Planning Policy Framework (2012) to which the Haughley NDP is being
examined against, states at paragraph 14:
“At the heart of NPPF is a presumption in favour of sustainable development which
should be seen as golden thread running through both plan making and decision taking
For plan making this means that local planning authorities should positively seek
opportunities to meet the development needs of their area; local plans should meet
objectively assessed needs with sufficient flexibility to adapt to rapid change, unless: any
adverse impact of doing so would significantly and demonstrably outweigh the benefits
when assessed against the policies in this Framework taken as a whole….”

3.2

Sustainable development is, however, demonstrated where a proposal presents a net gain
across the three dimensions of sustainable development, namely:

3.3

•

An economic role

•

A social role

•

An environmental role

The Framework does not set out any cap or ceiling on new housing development. The
Framework emphasises that the Social role of sustainable development is:
“Supporting strong, vibrant and healthy communities, by providing the supply of housing
required to meet the needs of present and future generations …..”

The Economic objective

3.4

The provision of circa 120 new homes will to lead to the provision of a substantial
number of jobs during the construction phase of development.
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When occupied, occupiers will generate further direct and indirect employment through
the purchase of goods and services. The new population will contribute to the vibrancy
and vitality of Haughley and help the settlement retain existing and potentially sustaining
new services and facilities. There will also be benefit resulting from the housing which
will house population who will work in the new employment provision in the Local Plan
thus helping support the economic strategy of the Plan.

The Social Role

3.5

This site is well related to the settlement of Haughley and provides a high level of
accessibility to jobs and services within the Settlement. The location provides choice,
particularly for small households seeking to purchase a home in the village. The
constraining of housing choice in the settlement will have caused social inequality as
house prices inevitably rise, existing stock is extended and opportunities for starter home
and downsizing opportunities will have led to an unbalanced village demographic. The
introduction of housing choice, including affordable housing will assist redress any
imbalance.

3.6

The scale of the land promotion is such that it will appeal to small and medium house
builders as advocated by the Government’s 2017 Housing and Planning White Paper.

3.7

It is considered that substantial weight should be given to the supply of market housing
and affordable housing. This proposal will contribute towards meeting this need and it is
confirmed that there are no viability factors will reduce the quantum of affordable
housing the site can provide as no abnormal development costs are anticipated.

3.8

The proposals seek to open up the site to public access, by creating new footpaths, green
infrastructure, biodiversity gains and recreation areas. This would accord with the aims
of the Framework to provide significant community and environmental benefits as
detailed elsewhere in the submissions. This is social gain and can assist creation of
healthy communities and accords with the Chapter 8 of the Framework specifically
paragraphs 69 and 73.
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The Environmental Role

3.9

The lower end of the site has significant potential to complement a residential
development by accommodating open space; SuDs features and biodiversity
enhancements. The loss of greenfield land is considered to have limited weight against
the allocation of the site in the Neighbourhood Plan process moving forward. The site
provides little amenity value, and has been used for agriculture for many years. A net
biodiversity gain is achievable.

3.10 It is submitted that Haughley constitutes a sustainable location in the context of the Mid
Suffolk administrative area, a fact reflected in the classification of the settlement in the
settlement hierarchy. Given the scale of the settlement, its existing services and facilities,
and its access by bus and cycling to rail connections at Stowmarket, which offers services
to destinations such as Norwich, Cambridge, London, Ipswich and Peterborough -it is
therefore a location capable of accommodating appropriate growth.
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4

Housing land Requirement

4.1

Paragraph 11.9 of the NDP identifies that the Plan will deliver a ‘maximum’ of up to 150
new homes to 2036. It is contented that it is inappropriate to define this figure as a
‘maximum’, as housing figures contained within Local Development Plans should
always be considered as ‘minimum’ figures.

4.2

Furthermore, the NDP has based this housing figure on the evidence contained within
the emerging Joint Local Plan (JLP) that Mid Suffolk District has a residual need for new
housing between 2017 and 2036 of 5,820 new dwellings (total need of 9,951 dwellings
at a rate of 452 dwellings per year). This is despite the NDP stating at paragraph 9.17 that
it attributes ‘little weight’ to the emerging JLP.

4.3

The Government has recently introduced a standard method for calculating housing need
through national planning guidance, based on the 2014 sub-national household
projections. When it progresses, the emerging JLP will be required to revisit its housing
requirement to accord with the standard methodology. The standard methodology
indicates a potential housing need figure of 573 dwellings per annum for Mid Suffolk
District (2014-based data), some 121 in excess of their current OAN figure. As such,
when the JLP is adopted, the NDP will become out of date in respect of housing need
and its relevant policies will be superseded. It is therefore recommended that, whilst the
NDP is being examined under the provisions of the 2012 NPPF, it should base its housing
figure on the housing requirement for Mid Suffolk District as prescribed by the standard
methodology, in order to remain up-to-date in the longer term.
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5

The Site

5.1

The site (Appendix 1) has been identified as a potential development site (SS0149) in the
Babergh and Mid-Suffolk Joint Local Plan: Strategic Housing and Economic Land
Availability Assessment (SHELAA) August 2017 and in the Haughley Neighbourhood
Development Plan 2016-2036.

5.2

The site is identified in the SHELAA as having the potential to accommodate 120
dwellings which confirms the location is suitable for residential development – the
SHELAA extract does however identify some limited constraints, which are considered
and which do not preclude development of the site;
“Highways – regarding access, footpaths and infrastructure required
Landscape – small area within SLA
Heritage – impact on heritage assets
Flood – small area within Flood Zone 3
Townscape – impact if whole site developed”

5.3

As noted above from the SHELAA there has been identified constraints, which need to
be considered in order to make the site acceptable in planning terms.

5.4

There are two potential access points with the public highway. The first is onto
Fishponds Way and the second is via Ladyfield.

5.5

The Ladyfield point of access is an important one in terms of providing pedestrian and
cycle accessibility and could also serve as an emergency access. The proposed access is
via Fishponds Way. This is best achieved through the formation of a new three arm
roundabout.
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5.6

Landscape – the concerns are the impact on the Special Landscape Area, which is at the
southern edge of the site. It is considered that with appropriate mitigation through the
use of appropriate master planning that development of this site would be unlikely to
have a detrimental impact on the Special Landscape Area (SLA)

5.7

Heritage – The AECOM Site Assessment Report that accompanies the Haughney NDP
confirms that in terms of Heritage considerations that the site will “have Limited or no
impact or no requirement for mitigation”.

5.8

In terms of physical constraints, the vast majority of the site is located outside the flood
plain (Appendix 2). However, the woodland portion of the site to the south is located in
Flood Zone 3, with a small portion to the north of this being located in Flood Zone 2. It
is proposed that no built development would take place in Flood Zones 2 or 3.

5.9

Townscape - The site is subjected to relatively minor changes in levels, it is
acknowledged that the land slopes down from the north to the south. It is considered that
with the retention of existing vegetation around the site, and addition of new tree planting
which would soften the built form and reflect the existing well-vegetated edge of the
village, which would assist the development integrating with the existing landscape and
built form.
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6

Summary

6.1

It is stated at paragraph 11.16 of the Haughley NDP that;
“if further development may be required in the future, site SS0149 should be re-assessed
as to its suitability to meet any new housing development need”.

With the increase in the housing requirement locally and in the district, it is submitted
that the site should be allocated.

6.2

The Government has recently introduced a standard method for calculating housing need
through national planning guidance, based on the 2014 sub-national household
projections. When it progresses, the emerging JLP will be required to revisit its housing
requirement to accord with the standard methodology. The standard methodology
indicates a potential housing need figure of 573 dwellings per annum for Mid Suffolk
District (2014-based data), some 121 in excess of their current OAN figure. As such,
when the JLP is adopted, the NDP will become out of date in respect of housing need
and its relevant policies will be superseded.
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1

INTRODUCTION

1.1

Context

1.1.1

Gladman Developments Ltd (hereafter referred to as “Gladman”) specialise in the promotion
of strategic land for residential development and associated community infrastructure. From
this experience, we understand the need for the planning system to deliver the homes, jobs
and thriving local places that the country needs.

1.1.2

These representations provide Gladman’s response to the current consultation on the
submission version of the Haughley Neighbourhood Plan (HNP) under Regulation 16 of the
Neighbourhood Planning (General) Regulations 2012.

1.1.3

Through these representations, Gladman provides an analysis of the HNP and the policy
decisions promoted within the draft Plan. Comments made by Gladman through these
representations are provided in consideration of the HNP’s suite of policies and its ability to
fulfil the Neighbourhood Plan Basic Conditions as established by paragraph 8(2) of Schedule
4b of the Town and Country Planning Act 1990 (as amended) and supported by the
Neighbourhood Plan chapter of the PPG1.

1.1.4

1

These representations will focus on the following matters:
-

Legal compliance;

-

National Planning Policy and Guidance; and

-

Neighbourhood plan policies

Section ID: 41
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LEGAL REQUIREMENTS, NATIONAL POLICY &
GUIDANCE

2.1

Legal Requirements

2.1.1

Before a neighbourhood plan can proceed to referendum it must be tested against a set of
basic conditions set out in paragraph 8(2) of Schedule 4b of the Town and Country Planning
Act 1990 (as amended). The Basic Conditions that the HNP must meet are as follows:
a) Having regard to national policies and advice contained in guidance issued by the
Secretary of State it is appropriate to make the neighbourhood plan;
b) Having special regard to the desirability of preserving any listed building or its setting or
any features of special architectural or historic interest that it possesses, it is appropriate
to make the order;
c) Having regard to the desirability of preserving or enhancing the character or appearance
of any conservation area, it is appropriate to make the order;
d) The making of the neighbourhood plan contributes to the achievement of sustainable
development;
e) The making of the neighbourhood plan is in general conformity with the strategic policies
contained within the development plan for the area of the authority; and
f)

The making of the neighbourhood plan does not breach, and is otherwise compatible
with, EU obligations.

g) The making of the neighbourhood plan does not breach the requirements of Chapter 8
of Part 6 of the Conservation of Habitats and Species Regulations 2017.

2.2

National Planning Policy Framework, & Planning Practice
Guidance
National Planning Policy Framework

2.2.1

The new version of the NPPF was published on 24th July 2018, given the transitional
arrangements set out at paragraph 214 of the Revised Framework it is on the basis of the
previous NPPF (2012 version) that these representations have been drafted.

2.2.1

The National Planning Policy Framework (the Framework) sets out the Government’s planning
policies for England and how these are expected to be applied. In doing so it provides
guidance on the requirement for the preparation of neighbourhood plans to be in general
conformity with the strategic priorities for the wider area and defines the role which
neighbourhood plans can play in delivering sustainable development.
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At the heart of the Framework, is a “presumption in favour of sustainable development” which,
as outlined in paragraph 11, should be seen as a golden thread running through both planmaking and decision taking. For plan-making this means that plan makers should positively
seek opportunities to meet the development needs of their area and Local Plans should meet
Objectively Assessed Needs (OAN) for housing, with sufficient flexibility to adapt to rapid
change. This requirement is also applicable to neighbourhood plans.

2.2.3

Paragraph 16 of the Framework makes clear that the presumption in favour has implications
for how communities engage in neighbourhood planning, stating that neighbourhoods should;
•

“Develop plans that support the strategic development needs set out in
Local Plans, including policies for housing and economic development;

•

Plan positively to support local development, shaping and directing
development in their area that is outside the strategic elements of the
Local Plan; and

•

Identify opportunities to use Neighbourhood Development Orders to
enable developments that are consistent with their neighbourhood plan
to proceed. “

2.2.4

Furthermore, paragraph 17 sets out that neighbourhood plans should define a succinct and
positive vision for the future of the area and that neighbourhood plans should provide a
practical framework within which decisions on planning applications can be made with a high
degree of predictability and efficiency. In addition, neighbourhood plans should seek to
proactively drive and support sustainable economic development to deliver the homes, jobs
and thriving local places that the country needs, whilst responding positively to the wider
opportunities for growth.

2.2.5

Further guidance for groups involved with the production of neighbourhood plans is specified
at paragraph 184;
“Neighbourhood planning provides a powerful set of tools for local people to
ensure that they get the right types of development for their community. The
ambition of the neighbourhood should be aligned with the strategic needs and
priorities of the wider local area. Neighbourhood plans must be in general
conformity with the strategic policies of the Local Plan. To facilitate this, local
planning authorities should set out clearly their strategic policies for the area and
ensure that an up-to-date Local Plan is in place as quickly as possible.
Neighbourhood plans should reflect these policies and neighbourhoods should
plan positively to support them. Neighbourhood plans and orders should not
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promote less development than set out in the Local Plan or undermine its
strategic policies.”

Planning Practice Guidance
2.2.6

It is clear from the requirements in the Framework that neighbourhood plan policies should
be prepared in general conformity with the strategic requirements for the wider area, as
confirmed in an adopted Development Plan. The requirements set out in the Framework are
also supplemented by the Government’s suite of Planning Practice Guidance (PPG). In relation
to the preparation of the HNP, the PPG on Neighbourhood Planning is of particular relevance.

2.2.7

The PPG also emphasises that;
“…blanket policies restricting housing development in some settlements and preventing
other settlements from expanding should be avoided unless their use can be supported
by robust evidence”

2.2.8

With further emphasis that;
“…. All settlements can play a role in delivering sustainable development in rural
areas – and so blanket policies restricting housing development in some
settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.”2

2

Paragraph: 044 Reference ID: 41-044-20160519 (Revised 19/05/2016).
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3

DEVELOPMENT PLAN

3.1

Adopted Development Plan

3.1.1

To meet the requirements of the Framework and the Neighbourhood Plan Basic Conditions,
neighbourhood plans should be prepared to conform to the strategic policy requirements set
out in the adopted Development Plan.

3.1.2

The adopted development plan relevant to the preparation to the HNP area, and the
development plan which the HNP will be tested against is the Mid Suffolk Core Strategy
adopted in 2008 and the subsequent Core Strategy Focused Review which was undertaken
and adopted by the Council in December 2012.

3.2

Emerging Development Plan

3.2.1

Mid Suffolk District Council are working with neighbouring authority Babergh District Council
to produce a new Joint Local Plan, having consulted on the Regulation 18 document in 2017.
The Parish Council should be mindful of this document as it emerges and draft the policies in
the HNP as flexibly as possible to minimise any potential conflicts with the emerging Local
Plan. This degree of flexibility is required to ensure that the HNP is capable of being effective
over the duration of it plan period and not ultimately superseded by s38(5) of the Planning
and Compulsory Purchase Act 2004, which states that:

‘if to any extent, a policy contained in a development plan for an area conflicts with another
policy in the development plan the conflict must be resolved in favour of the policy which is
contained in the last document to be adopted, approached, or published (as the case may
be).’
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4

HAUGHLEY NEIGHBOURHOOD PLAN POLICIES

4.1

Context

4.1.1

These representations are made in response to the current consultation on the submission
version of the HNP, under Regulation 16 of the Neighbourhood Planning (General) Regulations
2012. This chapter of the representation highlights the key points that Gladman raise with
regard to the content of the HNP as currently proposed.

4.2

Policy HAU1: Haughley’s Spatial Strategy

4.2.1

Gladman does not consider the use of settlement boundaries to be appropriate as these will
act to preclude appropriately sited and sustainable development opportunities from coming
forward to assist in meeting the District’s housing needs, in accordance with the presumption
in favour of sustainable development. The policy in its current form is considered onerous and
is more akin to previous national planning policy which sought to protect the countryside for
its own sake. The Framework is clear that development which is sustainable should go ahead
without delay in accordance with the presumption in favour of sustainable development. The
use of the above policy in its current form will likely stifle the ability of sustainable
development opportunities from coming forward and would not accord with the positive
approach to growth required by national policy.

4.2.2

Indeed, the PPG is clear that all settlements can play a role in delivering sustainable
development, so blanket policies restricting housing development in some settlements and
preventing other settlements from expanding should be avoided unless their use can be
supported by robust evidence3. Accordingly, Gladman recommend that a more flexible stance
to development that is well related to Haughley is taken and the following wording is put
forward for consideration:
“When considering development proposals, the Haughley Neighbourhood Plan will take a
positive approach to new development that reflects the presumption in favour of sustainable
development contained in the National Planning Policy Framework. Applications that accord
with the policies of the Development Plan and the Haughley Neighbourhood Plan will be
supported particularly where:
-

3

Provide new homes including market and affordable housing; or
Opportunities for new business facilities through new or expanded premises; or
Infrastructure to ensure the continued vitality and viability of the neighbourhood
area.

PPG Paragraph: 001 Reference ID: 50-001-20160519
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Development adjacent to the existing settlement will be permitted provided that any
adverse impacts do not significantly and demonstrably outweigh the benefits of
development.”
4.2.3

The above wording should be reflected in associated policies contained in the neighbourhood
plan.

4.2.4

Furthermore, the supporting text to the policy confirms that the HNP seeks to deliver a
‘maximum’ 150 dwellings over the plan period. Gladman do not consider this approach to be
consistent with the requirements of the Framework as it will essentially act to arbitrarily limit
the settlements ability to accommodate further growth opportunities. Furthermore, we
question how this figure has been derived and whether a housing target figure has been
requested by the Local Planning Authority.

4.3

Policy HAU11: Development Design and Character

4.3.1

Whilst Gladman recognise the importance of high-quality design, planning policies and the
documents that sit behind them should not be overly prescriptive and need flexibility in order
for schemes to respond to site specifics and the character of the local area. There will not be
a ‘one size fits all’ approach solution in relation to design and sites should be considered on
a case by case basis with consideration given to various design principles. The policy should
ensure that high quality and inclusive design is not compromised by aesthetic requirements
alone and the policy should not require all of these principles to be adhered to where they
are necessary to a development proposal or where they could stifle originality and innovation
through unsubstantiated requirements to confirm to certain development forms or styles.

4.3.2

Furthermore, we would question how practical it is for an applicant to demonstrate the ability
and viability of the development taking place on vacant brownfield sites which would not be
in their control and are unlikely to be available for development.

4.4

Policy HAU15: Protection of Rural Landscape

4.4.1

Gladman submit that development can often be delivered in areas without resulting to the
loss of openness, landscape character or views considered to be important to the local
community. In such circumstances development proposals can be appropriately designed to
take into consideration the wider landscape features of the surrounding area.

4.4.2

Gladman raise concerns with regards to the above policy given its ‘protectionist’ stance and
question how decision makers will apply this policy in a consistent manner through the
development management process. Opinions on landscape are highly subjective, therefore
without further clarity about how these views are considered special to the local community,
this policy is likely to lead to inconsistencies in the decision-making process. Furthermore, the
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exceptional circumstances test is not consistent with the requirements of national policy. The
Framework only seeks to prevent development in areas of high national importance (e.g.
Green Belt). There is nowhere in the Framework where the exceptional circumstances test
relates to development in the open countryside. As such, this policy is inconsistent with the
requirements of national policy and is therefore inconsistent with basic conditions (a) and (d).
4.4.3

It does not appear that this policy is supported by robust evidence. In this regard, for areas
to be considered valued, means that a view would need to have some form of physical
attribute that will allow a decision maker to come to the view as to whether these particular
locations contain physical attributes that would ‘take it out of the ordinary’ rather than seeking
to protect views of the open countryside for their own sake.
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5

CONCLUSIONS

5.1.1

Gladman recognises the Government’s ongoing commitment to neighbourhood planning and
the role that such Plans have as a tool for local people to shape the development of their local
community. However, it is clear from national guidance that the HNP must be consistent with
national planning policy and guidance. If the plan is found not to meet the Basic Conditions
at Examination, then the plan will be unable to progress to referendum.

5.1.2

Gladman recommend that the Plan is modified so that it allows for additional flexibility and
would not result in preventing sustainable growth opportunities from coming forward or the
ability of residents from outside of the parish accessing affordable housing.
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