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INTRODUCTION  

 

1. This Planning Statement has been produced in support of a planning application 

proposing the erection of up to 8 dwellings with garages on land at Broad Road, Bacton. 

 

2. The application is submitted in outline form with all matters reserved except for means of 

access to the site. The application is accompanied by an indicative layout plan which 

illustrates how the site could be developed with up to 8 dwellings. 

 

3. The following statement is in two parts. The first part deals with the Council’s ‘Local 

Validation Requirements’ for planning applications. The second part is a Planning 

Statement which sets out relevant local and national planning policies and other material 

considerations. 

 

LOCAL VALIDATION REQUIREMENTS STATEMENT 

 

AFFORDABLE HOUSING  

 

4. The scale of the proposed development is below the Government’s threshold as 

contained within the National Planning Policy Framework (NPPF).  

 

ARCHAEOLOGICAL STATEMENT 

 

5. The Historic Environment Records (HER) confirm that there are no records of archaeological 

remains on the site. Therefore, it is not necessary to carry out any pre-submission 

investigation and there is no justification for an archaeological programme of work. 

 

BIODIVERSITY SURVEY AND REPORT  

 

6. The application site is agricultural land. There are no records or evidence of any protected 

species on or near the site. The application is accompanied by an ecology survey which 

confirms that the site does not contain protected species or habitat. 

 

CAR PARKING 

 

7. Adequate car parking will be provided in accordance with the Suffolk Parking Guidelines. 

The indicative layout plan illustrates how this could be achieved. 
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CONTAMINATED LAND 

 

8. The application site is green-field land which has not previously been developed. It has 

always been an agricultural field. There is no evidence of any contamination at the site. 

This is confirmed by the Phase 1 survey that accompanies the application. 

 

DRAINAGE 

 

9. The proposed dwellings will be connected to the mains sewer. Surface water drainage will 

discharge to a sustainable drainage system (SuDS). 

 

FLOOD RISK ASSESSMENT 

 

10. The Environment Agency flood maps confirm that the application site is situated within 

Flood Zone 1 (FZ1) which means that it comprises land which is not at risk of flooding from 

a river or other watercourse and is suitable for all forms of development. 

 

HERITAGE STATEMENT  

 

11. The application is accompanied by a separate Heritage Statement.  

 

LANDSCAPE ASSESSMENT 

 

12. The application site does not have any special landscape designation. The site is enclosed 

by existing development to the north and south and by the football club building and 

pitches to the west. The scheme will not have any significant impact on the character or 

appearance of the wider landscape and consequently it is not necessary to undertake a 

landscape and visual impact assessment (LVIA). The area to be developed does not 

contain any trees or hedges. The proposed development will incorporate a 

comprehensive landscaping scheme which will improve biodiversity at the site. 

 

PLANNING STATEMENT 

 

PLANNING POLICY  

 

13. Section 38(6) of the Planning and Compulsory Purchase Act 2004 (As amended) requires 

planning decisions to be made in accordance with development plan unless material 

considerations indicate otherwise.  
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14. In this case, the development plan for the area consists of the Mid Suffolk Local Plan 1998, 

the Mid Suffolk Core Strategy 2008 and the Mid Suffolk Core Strategy Focussed Review 

2012. 

 

15. The Council is in the process of producing a new Joint Local Plan with Babergh District 

Council. The emerging Local Plan (eLP) is at the consultation stage and therefore has 

limited weight.  

 

16. The National Planning Policy Framework (NPPF) is a material consideration and sets out the 

Government’s planning policies which provide a presumption in favour of sustainable 

development. 

 

DEVELOPMENT PLAN  

 

Mid Suffolk Local Plan 1998 (MSLP) 

 

17. The MSLP is now more than 20 years old. However, the ‘saved’ policies of the document 

will continue to remain as part of the development plan until such time as the Council 

adopts the new Joint Babergh Mid Suffolk Local Plan. That is unlikely to be for at least 12-

18 months. 

 

18. The application site lies outside of the current settlement boundary for Bacton as 

designated by the Mid Suffolk Local Plan (MSLP). As the site is outside of the settlement for 

planning purposes, it is considered to be in the countryside. However, the site is not isolated 

it is adjacent to existing development to the east and north.  

 

19. Policy H3 of the MSLP concerns housing in villages and states that development within 

villages will take the form of infilling within the settlement boundary. Policy H7 states that 

there will be a strict control over new housing in the countryside and that new housing will 

normally form part of existing settlements.  

 

20. Polices H3 and H7 are now more than 20 years old. They do not reflect the balanced 

approach towards sustainable development and the provision of rural housing as 

prescribed by the NPPF and the Government’s Planning Practice Guidance (PPG). Policies 

H3 and H7 are out of date. 
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Mid Suffolk Core Strategy (2008) and Core Strategy Focussed Review (2012) 

 

21. The Council’s Core Strategy was published before the previous and current versions of the 

NPPF. The Core Strategy provides a spatial strategy for development throughout the district 

and sets out a settlement hierarchy of Towns, Key Service Centres, Primary Villages and 

Secondary Villages. The policy lists Bacton as a Key Service Centre. Policy CS1 includes the 

words “the rest of Mid-Suffolk, including settlements not listed in the above (hierarchy) will 

be designated as countryside ...”. By virtue of this latter requirement Policy CS1 conflicts 

with paragraphs 77 and 78 of NPPF 2018. Policy CS1 must therefore be considered as being 

out of date.  

 

22. Policy CS2 deals with development in the countryside. This site is in the countryside because 

it is outside of the current settlement boundary for Bacton. Policy CS2 is also out-of-date. 

This is because NPPF does not exhort a restrictive approach to development outside 

settlements in the manner set out in policy CS2. Policy CS2 obviates a balancing exercise 

and precludes otherwise sustainable development by default and thereby defeats the 

presumption in its favour. Therefore, policy CS2 is also contrary to paragraphs 77 and 78 of 

NPPF 2018 and should be considered as being out of date. 

 

23. The Council’s Core Strategy Focussed Review (CSFR) was published in 2012 in response to 

the publication of the first edition of the NPPF. Policy FC1 of the CSFR only repeats what 

was in paragraph 14 of the NPPF 2012. It is now out-of-date because of the test it employs. 

 

OTHER MATERIAL CONSIDERATIONS 

 

National Planning Policy Framework (NPPF) 

 

24. The NPPF sets out the Government’s planning policies and is a material consideration in 

the determination of planning applications. At the heart of the NPPF is a presumption in 

favour of sustainable development. Paragraph 8 of the NPPF describes the objectives of 

sustainable development as economic, social, and environmental.  

 

25. The development of this site would fulfil each of the three objectives of sustainable 

development. Firstly, it would meet the economic role of sustainable development as 

future residents would help to sustain and improve the vitality and viability of the existing 

local services and facilities in Bacton, these include pre-school, primary school, doctors’ 

surgery, post office, village store, church, village hall and public house. The development 
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would also help to sustain services and facilities in Cotton, Finningham and other villages 

nearby in accordance with paragraph 78 of the NPPF. 

 

26. Secondly, the development would meet the social role of sustainable development by 

providing a range of new family homes, helping to maintain a balanced community. 

 

27. The development of the site would also accord with the environmental role of sustainable 

development. The site is within walking distance of all local services in the village. Bacton 

benefits from two bus services. Route 320 which provides a weekly service to Bury St 

Edmunds and Eye and, route 387 which provides 3 services a day to Stowmarket. Whilst 

the bus services are regular, they are not frequent. However, paragraph 103 of the NPPF 

acknowledges that opportunities to use sustainable transport will vary between urban and 

rural areas. It also states that ‘significant development’ should be focussed on locations 

which offer a choice of transport modes. This scheme is not significant, it constitutes ‘minor’ 

development. In any event, given the proximity of local services and the available bus 

services, future occupants of the development would not be wholly reliant on the use of 

the private car. 

 

28. Paragraph 79 of the NPPF deals with rural housing and states that in the countryside new 

housing should be avoided in isolated locations unless there are special circumstances. In 

this case, the site is not isolated so there is no need to demonstrate any special 

circumstances. 

 

PLANNING BALANCE 

 

29. Section 38(6) of the Planning and Compulsory Purchase Act 2004 (As amended) requires 

planning decisions to be made in accordance with development plan unless material 

considerations indicate otherwise. 

 

30. As the site is outside of the current settlement boundary for Bacton and within the 

countryside, the proposal is not in accordance with the development plan taken as a 

whole. 

 

31. However, the most important policies for determining this application, CS1, CS2, H3 and H7 

are out-of-date. Therefore, the tilted balance in paragraph 11 of the NPPF is engaged and 

planning permission should be granted unless the application of policies in the NPPF that 

protect areas of assets of particular importance provide a clear reason for refusing the 

development; or any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits.  
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CONCLUSIONS 

 

32. The Council’s relevant policies for the distribution and location of new housing 

development are out of date and do not comply with the NPPF. 

 

33. The proposed development will provide economic, social and environmental gains 

fulfilling the three objectives of sustainable development and can take place without any 

significant adverse impacts on any interests of acknowledged importance. 

 

Phil Cobbold BA PGDip MRTPI                                                                                  February 2021 


