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09 June 2022  
 
Dear Chris,                         
 
Hill Farm, Huggins Lane, Stoke Ash – Assessment of highways and transport effects concerning 
proposed Dance Hall use 
 
I write further to my previous letters 149/2021/01, 149/2021/02 and 149/2021/03 (refer Appendix 
1).  
 
Submitted letters 149/2021/01 and 149/2021/02 related to Prior Notification application reference 
DC/21/04091 Hill Farm, Huggins Lane, Stoke Ash, concerning a proposed: Change of use of 
Agricultural Building to Assembly and Leisure (Class D2) under Schedule 2, Part 3, Class R of the 
Town and Country Planning (General Permitted Development)(England) Order 2015 (as amended) 
for an events/wedding venue. 
 
The Suffolk County Council (SCC) Highway Authority consultation response dated 12 August 2021 to 
DC/21/04091 can be viewed at Appendix 2. Following consideration of the submitted letters, this 
final consultation response recommended standard highway conditions and submission of details for 
highway mitigation, including: 

• Submission of details for approval for the off site passing places highway mitigation works, 
as indicatively shown on Drawing No. “Appendix B within Document 149/2021/01”. 

• Provision of manoeuvring and parking of vehicles as Drawing No. 2130/01. 

• Submission of details for secure cycle storage and EV charging infrastructure. 
    
The application DC/21/04091 was subsequently withdrawn.   
 
Letter 149/2021/03 related to Prior Notification application reference DC/21/06054 Hill Farm, 
Huggins Lane, Stoke Ash, concerning an application to determine if Prior Approval is required for a 
proposed: Change of use of Agricultural Building to Assembly and Leisure (Class D2) under Schedule 
2, Part 3, Class R of the Town and Country Planning (General Permitted Development)(England) 
Order 2015 (as amended) for a Dance Hall, located at Hill Farm, Stoke Ash. 
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The SCC Highway Authority consultation response dated 11 November 2021 to DC/21/06054 can be 
viewed at Appendix 3. Consultation response recommended standard highway conditions and 
submission of details for highway mitigation, including: 

• Submission of details for approval for the off site passing places highway mitigation works, 
as indicatively shown on Drawing No. “Appendix B within Document 149/2021/01”. 

• Provision of manoeuvring and parking of vehicles as Drawing No. 2130/01. 

• Submission of details for secure cycle storage and EV charging infrastructure. 
 
The application DC/21/06054 was subsequently refused for the following reason:  ‘Prior Approval is 
required for the change of use of the barn to Flexible Use (Dance Hall) under Schedule 2, Part 3, Class 
R of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as 
amended) due to the mitigation measures which are required being beyond the curtilage of the 
building, or require operational development which is beyond the scope of these regulations.’ 
 
A new application is to be submitted to determine if Prior Approval is required for the same: Change 
of use of Agricultural Building to Assembly and Leisure (Class D2) under Schedule 2, Part 3, Class R of 
the Town and Country Planning (General Permitted Development)(England) Order 2015 (as 
amended) for a Dance Hall, located at Hill Farm, Stoke Ash.  The application site identified by red line 
has been updated. The updated red line allows the inclusion of the proposed parking within the 
curtilage of the subject building. This revision addresses the LPA’s concern that related to previous 
application DC/21/06054 where parking proposed was previously shown outside of the application 
site. 
 
The traffic flows relating to the proposed Dance Hall use remain likely to result in ‘tidal’ traffic. The 
proposal is highly unlikely to cause two-way passage of cars, as Dance Hall attendees would be 
arriving/departing at the same time. 
 
The passing bay mitigation is still offered, refer Appendix 4, drawing 2130-08B and SCC standard 
detail DM06, which shows SCC’s only standard for passing place details. The applicant proposes to 
provide highway mitigation in the form of passing bays. Indicative locations for up to five passing 
places have been identified adjacent to the carriageway of Huggins Lane and a private road, where 
land is available within the applicant’s control (refer to blue line land, shown on Location plan 
drawing 2130-09B, Appendix 4). The applicant anticipates that a condition will be imposed by the 
LPA requiring, before first beneficial use of the building as a Dance Hall, either the implementation 
of the proposed passing bays as shown, or otherwise as may be agreed following the submission of 
further details, once SCC’s position and requirements are known. 
 
The proposed Dance Hall will involve the use of the same agricultural building that was previously 
considered for use as an events/weddings venue, with 453.35sqm internal floor area and a footprint 
of 469.6sqm. The proposed parking, within the red line curtilage of the building (refer Block plan 
2130-05C at Appendix 5) provides for 24 car spaces, including two for disabled use. This complies 
with SCC guidance which requires 1 car space per 20m2.  The development proposes to make 
provision for secure cycle storage, to provide transport options. Note also the applicant currently 
intends to install electric vehicle charging points.     
 
Also, given the nature of the use, it is likely that private hire, minibus operators will be used by some 
attendees, especially attendees in small groups or four-somes, for drop-offs before and pick-ups 
after the dance event. The operator commits to providing attendees with details of available private 
hire minibus companies when taking bookings, or to advertise similar in the Dance Hall venue.  
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Summary assessment against highways and transport considerations 
 
NPPF Paragraph 111 Development should only be prevented or refused on highways grounds if there 
would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road 
network would be severe.  
 
It is considered that this is a safe location for this barn conversion to form a Dance Hall. Huggins 
Lane, which forms a cul-de-sac, is used to access only Hill Farm, Hill Farm Cottages and Huggins 
Farm, thus it is lightly trafficked. Huggins Lane has a narrow carriageway, which is not wide enough 
for two cars to pass. Nevertheless, the section of Huggins Lane which is adopted highway does 
contain a number of unofficial and long standing passing spaces on the grass verge and field 
accesses. The proposal is highly unlikely to cause two-way passage of cars as Dance Hall attendees 
would be arriving/departing at the same time.  
 
The development also proposes secure cycle storage and parking, to provide transport options. The 
operator commits to providing attendees with details of available private hire minibus operators 
when taking bookings, or to advertise similar in the Dance Hall venue. 
 
Furthermore, the applicant proposes to provide highway mitigation in the form of passing bays. 
Indicative locations for up to five passing places have been identified adjacent to the carriageway of 
Huggins Lane and a private road, where land is available within the applicant’s control. The applicant 
anticipates that a condition will be imposed by the LPA requiring, before first beneficial use of the 
building as a Dance Hall, either the implementation of the proposed passing bays as shown, or 
otherwise as may be agreed following the submission of further details, once SCC’s position and 
requirements are known. 
 
Moreover, following the comments by SCC as Highway Authority, the review of accidents on the 
A140 in the vicinity of Roman Way confirmed the scarcity of injury accidents as a result of the Roman 
Way junction (previously submitted letter 149/2021/02, application reference DC/21/04091). Only 
one had occurred in the most recent 5 year period and was the result of M/C rider (aged 83) failing 
to look properly when (allegedly) a temporary road sign obstructed the view.  
 
There is no evidence to suggest that this proposal will result in unacceptable impact on highway 
safety. I believe that the proposed development is acceptable in transport and highways terms and 
meets the highway design standards and policy. Accordingly, there should be no need for the LPA to 
require further Prior Approval for the development in terms of transport and highway effects. 
 
I trust this letter addresses your brief, and I have no objection to you using this document as part of 
any submission in relation to the above site. However, if you have any queries or wish to discuss 
further, please do not hesitate to contact me. 
 
Kind regards 
 
Yours sincerely 

 
Carol Grimsey CEng CIHT 
For and on behalf of G H Bullard & Associates LLP 
Enc.  



 
 

Appendix 1: Letter 149/2021/03 extract, dated 02 November 2021, application DC/21/06054 
Appendix 2: SCC consultation response application DC/21/04091 
Appendix 3: SCC consultation response application DC/21/06054 
Appendix 4: Passing place layout plan 2130-08B, Location plan 2130-09B and SCC standard 
                       detail DM06 
Appendix 5: Block plan as proposed 2130-05C 
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Appendix 4: Passing place layout plan 2130-08B, Location plan 2130-09B and SCC standard  
                       detail DM06 
 
 

 



 
 

 



 
 

 
 
 
 
 



 
 

Appendix 5: Block plan as proposed 2130-05C 
 

 
 


