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Outline Planning Permission

Town And Country Planning Act 1990
The Town and Country Planning (Development Management Procedure) (England) Order 2015 

Our reference DC/24/2664/OUT
Date valid 23 July 2024
Site The Bungalow, Westleton Road, Yoxford
Parish Yoxford
Proposal Outline Application (All Matters Reserved) - for the demolition of an existing 

bungalow with associated outbuildings and the erection of two dwellings, 
including new access and cartlodge (all matters reserved except access).

East Suffolk Council hereby grant outline permission in accordance with the application, plans and 
particulars, subject to the submission of “reserved matters” and compliance with the following 
conditions as set out below. Your further attention is drawn to any informatives that may have 
been included.

In determining the application, the council has given due weight to all material planning 
considerations including policies within the development plan as follows:

National Planning Policy Framework 2023

SCLP3.3 - Settlement Boundaries (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020)

SCLP5.3 - Housing Development in the Countryside (East Suffolk Council - Suffolk Coastal 
Local Plan, Adopted September 2020)
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SCLP5.4 - Housing in Clusters in the Countryside (East Suffolk Council - Suffolk Coastal Local 
Plan, Adopted September 2020)

SCLP7.2 - Parking Proposals and Standards (East Suffolk Council - Suffolk Coastal Local Plan, 
Adopted September 2020)

SCLP9.5 - Flood Risk (East Suffolk Council - Suffolk Coastal Local Plan, Adopted September 
2020)

SCLP10.1 - Biodiversity and Geodiversity (East Suffolk Council - Suffolk Coastal Local Plan, 
Adopted September 2020)

SCLP10.4 - Landscape Character (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020)

SCLP11.1 - Design Quality (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020)

SCLP11.2 - Residential Amenity (East Suffolk Council - Suffolk Coastal Local Plan, Adopted 
September 2020)

SCLP12.34 - Strategy for the Rural Areas (East Suffolk Council - Suffolk Coastal Local Plan, 
Adopted September 2020)

Conditions:

 1. a) Application for approval of any reserved matters must be made within three years of the 
date of this outline permission and then

b) The development hereby permitted must be begun within either three years from the 
date of this outline permission or within two years from the final approval of the reserved 
matters, whichever is the later date.

Reason: To comply with section 92 of the Town and Country Planning Act 1990

 2. Details relating to the layout, appearance, design and landscaping of the site (the "reserved 
matters"), shall be submitted to and approved by the Local Planning Authority before any 
development is commenced.

Reason: To comply with Sections 91 and 92 of the 1990 Act.

 3. This Outline Planning Permission relates to the land outlined red (only) on Location Plan 
received by application on 23 July 2024.
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Reason: For avoidance of doubt as to what has been considered and approved

 4. Before the access is first used visibility splays shall be provided as shown on Drawing No. 24 
38 - 02C with an X dimension of 2.4 metres and a Y dimension of 43 metres in the Western 
direction and 59 metres in the Eastern [tangential to the nearside edge of the carriageway to 
the east and to the centre-line of the carriageway to the west] and thereafter retained in the 
specified form.

Notwithstanding the provisions of Part 2 Class A of the Town & Country Planning (General 
Permitted Development) Order 2015 (or any Order revoking and re-enacting that Order with 
or without modification) no obstruction to visibility shall be erected, constructed, planted or 
permitted to grow over 0.6 metres high within the areas of the visibility splays.

Reason: To ensure drivers of vehicles entering the highway have sufficient visibility to 
manoeuvre safely including giving way to approaching users of the highway without them 
having to take avoiding action and to ensure drivers of vehicles on the public highway have 
sufficient warning of a vehicle emerging in order to take avoiding action, if necessary.

 5. No other part of the development hereby permitted shall be commenced until the new 
access has been laid out and completed in all respects in accordance with Suffolk County 
Council's Preliminary drawing no. DM-000-01 with an entrance width of 4.5 metres for a 
distance of 5 metres measured from the nearside edge of the metalled carriageway.

Thereafter it shall be retained in its approved form.

Reason: To ensure the access is laid out and completed to an acceptable design in the 
interests of the safety of persons using the access and users of the highway. This needs to be 
a pre-commencement condition because access for general construction traffic is not 
otherwise achievable safely.

 6. The gradient of the vehicular access shall not be steeper than 1 in 20 for the first five metres 
measured from the nearside edge of the highway.

Reason: To ensure that vehicles can enter and leave the public highway in a safe manner.

 7. Prior to the development hereby permitted being first occupied, the new access onto the 
highway shall be properly surfaced with a bound material for a minimum distance of 5 
metres measured from the nearside edge of the metalled carriageway, in accordance with 
details that shall have previously been submitted to and approved in writing by the Local 
Planning Authority.

Reason: To ensure construction of a satisfactory access and to avoid unacceptable safety 
risks arising from materials deposited on the highway from the development.

 8. Details of surface water drainage, in connection with the development hereby approved, 
shall be submitted to and approved in writing by the Local Planning Authority before any 
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works on the site commence. The drainage scheme shall be implemented in accordance with 
the approved details prior to the dwellings being first occupied and shall thereafter be 
retained as approved.

Reason: To ensure satisfactory drainage of the development.

 9. Before the development is occupied details of the areas to be provided for the secure, 
covered and lit cycle storage including electric assisted cycles shall be submitted to and 
approved in writing by the Local Planning Authority.

The approved scheme shall be implemented for each dwelling prior to its first occupation 
and retained as such thereafter.

Reason: To promote sustainable travel by ensuring the provision at an appropriate time and 
long-term maintenance of adequate on-site areas and infrastructure for the storage of cycles 
and charging of electrically assisted cycles in accordance with Suffolk Guidance for Parking 
(2023).

10. Before the development is occupied details of the infrastructure to be provided for electric 
vehicle charging points shall be submitted to and approved in writing by the Local Planning 
Authority. The approved scheme shall be carried out in its entirety before the development 
is brought into use and shall be retained thereafter and used for no other purpose.

Reason: In the interests of sustainable travel provision and compliance with Local Plan 
Sustainable Transport Policies. This needs to be a pre-commencement condition to avoid 
expensive remedial action which adversely impacts on the viability of the provision of 
electric vehicle infrastructure if a suitable scheme cannot be retrospectively designed and 
built.

11. Before the development is commenced details of the areas to be provided for the storage 
and presentation for collection/emptying of refuse and recycling bins shall be submitted to 
and approved in writing by the Local Planning Authority. The approved bin storage and 
presentation/collection area shall be provided for each dwelling prior to its first occupation 
and shall be retained thereafter for no other purpose.

Reason: To ensure that space is provided for refuse and recycling bins to be stored and 
presented for emptying and left by operatives after emptying clear of the highway and 
access to avoid causing obstruction and dangers for the public using the highway.

12. Development must be undertaken in accordance with the ecological avoidance, mitigation, 
compensation and enhancement measures identified within the Preliminary Ecological 
Appraisal (DCS Ecology, June 2024) as submitted with the planning application and agreed in 
principle with the local planning authority prior to 
determination.
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Reason: To ensure that ecological receptors are adequately protected and enhanced as part 
of the development.

13. Prior to the installation of any external lighting, a "lighting design strategy for biodiversity" 
shall be submitted to and approved in writing by the local planning authority. The strategy 
shall:

- Identify those areas/features on site that are particularly sensitive for biodiversity likely to 
be impacted by lighting and that are likely to cause disturbance in or around their breeding 
sites and resting places or along important routes used to access key areas of their territory, 
for example, for foraging; and

- Show how and where external lighting will be installed (through the provision of 
appropriate lighting contour plans and technical specifications) so that it can be clearly 
demonstrated that areas to be lit will not disturb or prevent the above species using their 
territory or having access to their breeding sites and resting places.

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

Reason: To ensure that impacts on ecological receptors from external lighting are prevented.

14. No development shall take place (including any demolition, ground works, site clearance) 
until a method statement for reptiles and hedgehog has been submitted to and approved in 
writing by the local planning authority. The content of the 
method statement shall include the:

- Purpose and objectives for the proposed works;
- Detailed design(s) and/or working method(s) necessary to achieve stated 
objectives (including, where relevant, type and source of materials to be used);
- Extent and location of proposed works shown on appropriate scale maps and plans;
- Timetable for implementation, demonstrating that works are aligned with the proposed 
phasing of construction;
- Persons responsible for implementing the works;
- Initial aftercare and long-term maintenance (where relevant);
- Disposal of any wastes arising from works.

The works shall be carried out strictly in accordance with the approved details and shall be 
retained in that manner thereafter.

Reason: To ensure that ecological receptors are adequately protected as part of the 
development
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15. No part of the development which may kill, injure or disturb bats or damage or destroy a bat 
roost, shall in any circumstances commence unless the local planning authority has been 
provided with a licence issued by Natural England pursuant to The Conservation of Habitats 
and Species Regulations (2017) (as amended) authorising the specified development to go 
ahead or demonstration that the appropriate Natural England Class Licence is in place to 
allow works to commence.

Reason: To ensure that the legislation relating to roosting bats been adequately addressed as 
part of the implementation of the development.

16. No development (including any construction, demolition, site clearance or removal of 
underground tanks and relic structures) approved by this planning permission, shall take 
place until a site investigation consisting of the following components has been submitted to, 
and approved in writing by, the local planning authority:

1) A desk study and site reconnaissance, including:
- a detailed appraisal of the history of the site;
- an inspection and assessment of current site conditions;
- an assessment of the potential types, quantities and locations of hazardous materials and 
contaminants considered to potentially exist on site;
- a conceptual site model indicating sources, pathways and receptors; and
- a preliminary assessment of the risks posed from contamination at the site to relevant 
receptors, including: human health, ground waters, surface waters, ecological systems and 
property (both existing and proposed).

2) Where deemed necessary following the desk study and site reconnaissance an intrusive 
investigation(s), including:
- the locations and nature of sampling points (including logs with descriptions of the 
materials encountered) and justification for the sampling strategy;
- explanation and justification for the analytical strategy;
- a revised conceptual site model; and
- a revised assessment of the risks posed from contamination at the site to relevant 
receptors, including: human health, ground waters, surface waters, ecological systems and 
property (both existing and proposed).

All site investigations must be undertaken by a competent person and conform to current 
guidance and best practice, including BS8485:2015+A1:2019, BS10175:2011+A2:2017 and 
Land Contamination Risk Management.

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.

17. No development (including any construction, demolition, site clearance or removal of 
underground tanks and relic structures) approved by this planning permission, shall take 
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place until a detailed remediation method statement (RMS) has been submitted to, and 
approved in writing by, the LPA. The RMS must include, but is not limited to:

- details of all works to be undertaken including proposed methodologies, drawings and 
plans, materials, specifications and site management procedures;
- an explanation, including justification, for the selection of the proposed remediation 
methodology(ies);
- proposed remediation objectives and remediation criteria; and
- proposals for validating the remediation and, where appropriate, for future maintenance 
and monitoring.

The RMS must be prepared by a competent person and conform to current guidance and 
best practice, including BS8485:2015+A1:2019 and Land Contamination Risk Management.

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.

18. Prior to any occupation or use of the approved development the RMS approved under 
condition 17 must be completed in its entirety. The LPA must be given two weeks written 
notification prior to the commencement of the remedial works.

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.

19. A validation report must be submitted to and approved in writing by the LPA prior to any 
occupation or use of the approved development. The validation report must include, but is 
not limited to:

- results of sampling and monitoring carried out to demonstrate that the site remediation 
criteria have been met;
- evidence that the RMS approved under condition 9 has been carried out competently, 
effectively and in its entirety; and
- evidence that remediation has been effective and that, as a minimum, the site will not 
qualify as contaminated land as defined by Part 2A of the Environmental Protection Act 
1990.

The validation report must be prepared by a competent person and conform to current 
guidance and best practice, including BS8485:2015+A1:2019, CIRIA C735 and Land 
Contamination Risk Management.

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
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ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.

20. In the event that contamination which has not already been identified to the Local Planning 
Authority (LPA) is found or suspected on the site it must be reported in writing immediately 
to the Local Planning Authority. Unless agreed in writing by the LPA no further development 
(including any construction, demolition, site clearance, removal of underground tanks and 
relic structures) shall take place until this condition has been complied with in its entirety.

An investigation and risk assessment must be completed in accordance with a scheme which 
is subject to the approval in writing of the Local Planning Authority. The investigation and 
risk assessment must be undertaken by competent persons and conform with prevailing 
guidance (including BS8485:2015+A1:2019, BS 10175:2011+A2:2017 and Land 
Contamination Risk Management) and a written report of the findings must be produced. 
The written report is subject to the approval in writing of the Local Planning Authority.

Where remediation is necessary a detailed remediation method statement (RMS) must be 
prepared, and is subject to the approval in writing of the Local Planning Authority. The RMS 
must include detailed methodologies for all works to be undertaken, site management 
procedures, proposed remediation objectives and remediation criteria. The approved RMS 
must be carried out in its entirety and the Local Planning Authority must be given two weeks 
written notification prior to the commencement of the remedial works. Following 
completion of the approved remediation scheme a validation report that demonstrates the 
effectiveness of the remediation must be submitted to and approved in writing by the LPA.

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.

21. All noisy construction activities (i.e. those audible beyond the site boundary) should be 
restricted to the following hours to minimise the potential for unreasonable disturbance to 
noise sensitive receptors:

Monday - Friday: 8:00 - 18:00 hours
Saturday: 8:00 - 13:00 hours
Sundays/Bank Holidays: No noisy working
These restrictions also apply to deliveries/collections from site.

Reason: To mitigate disturbance to neighbours during the construction of the development.

22. The dwelling/s shall be constructed so as to provide sound attenuation against external noise 
and ensure internal sound levels no greater than:

a) 35dB LAeq (16 hour) in the main living rooms of the dwelling(s) (for daytime and evening 
use);
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and
b) 30dB LAeq (8 hour)/45dB LAmax (fast) in the bedrooms of the dwelling(s) (for night-time 
use) in line with World Health Organisation guidance, with windows shut and other means of 
ventilation provided.

Reason: To ensure adequate living conditions for future occupiers and meet to World Health 
Organisation guidance levels.

23. Prior to occupation, evidence of how the required water efficiency standard of 110 litres per 
person per day will be achieved shall be submitted to and approved in writing by the Local 
Planning Authority. 

Reason: To ensure that the finished dwelling(s) comply with policy SCLP9.2 of the East Suffolk 
Council - Suffolk Coastal Local Plan (2020), WLP8.28 of the East Suffolk Council - Waveney 
Local Plan (2019), and to ensure building control officers and Independent Building Control 
Inspectors are aware of the water efficiency standard for the dwelling(s).

Biodiversity Net Gain Condition

 1. This permission is considered to be one which will require the approval of a biodiversity 
gain plan before development is begun.

A biodiversity gain plan must address all of the matters under paragraph 14(2) of Schedule 7A to 
the Town and Country Planning Act 1990 and Article 37C(2) of The Town and Country 
Planning (Development Management Procedure) (England) Order 2015.

In addition, where development is not to proceed in phases, the matters specified under Article 
37C(4) of The Town and Country Planning (Development Management Procedure) 
(England) Order 2015 must also be addressed.

Biodiversity Net Gain Details
The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is that 

planning permission granted for development of land in England is deemed to have been 
granted subject to the condition (biodiversity gain condition) that development may not 
begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and
(b) the planning authority has approved the plan.

The planning authority, for the purposes of determining whether to approve a Biodiversity Gain 
Plan in respect of this permission is East Suffolk Council.

There are statutory exemptions and transitional arrangements which mean that the biodiversity 
gain condition does not always apply. These are set out in the relevant legislation.
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Based on the information available this permission is considered to be one which will require the 
approval of a biodiversity gain plan before development is begun because none of the 
statutory exemptions or transitional arrangements listed in the legislation are considered to 
apply.

If the permission which has been granted has the effect of requiring or permitting the 
development to proceed in phases. The modifications in respect of the biodiversity gain 
condition which are set out in Part 2 of the Biodiversity Gain (Town and Country Planning) 
(Modifications and Amendments) (England) Regulations 2024 apply.

In summary: Biodiversity gain plans are required to be submitted to, and approved by, the 
planning authority before development may be begun (the overall plan), and before each 
phase of development may be begun (phase plans).

Irreplaceable habitat
If the onsite habitat includes irreplaceable habitat (within the meaning of the Biodiversity Gain 

Requirements (Irreplaceable Habitat) Regulations 2024) there are additional requirements 
for the content and approval of Biodiversity Gain Plans.

The Biodiversity Gain Plan must include, in addition to information about steps taken or to be 
taken to minimise any adverse effect of the development on the habitat, information on 
arrangements for compensation for any impact the development has on the biodiversity of 
the irreplaceable habitat.

The planning authority can only approve a Biodiversity Gain Plan if satisfied that the adverse effect 
of the development on the biodiversity of the irreplaceable habitat is minimised and 
appropriate arrangements have been made for the purpose of compensating for any impact 
which do not include the use of biodiversity credits.

The effect of section 73D of the Town and Country Planning Act 1990
If planning  permission is granted on an application made under section 73 of the Town and 

Country Planning Act 1990 (application to develop land without compliance with conditions 
previously attached) and a Biodiversity Gain Plan was approved in relation to the previous 
planning permission ("the earlier Biodiversity Gain Plan") there are circumstances when the 
earlier Biodiversity Gain Plan is regarded as approved for the purpose of discharging the 
biodiversity gain condition subject to which the section 73 planning permission is granted.

Those circumstances are that the conditions subject to which the section 73 permission is granted:
i)  do not affect the post-development value of the onsite habitat as specified in the earlier 

Biodiversity Gain Plan, and
ii) in the case of planning permission for a development where all or any part of the onsite habitat 

is irreplaceable habitat the conditions do not change the effect of the development on the 
biodiversity of that onsite habitat (including any arrangements made to compensate for any 
such effect) as specified in the earlier Biodiversity Gain Plan.

Informatives:
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 1. The Local Planning Authority has assessed the proposal against all material considerations 
including planning policies and any comments that may have been received. The planning 
application has been approved in accordance with the objectives of the National Planning 
Policy Framework and local plan to promote the delivery of sustainable development and to 
approach decision taking in a positive way.

 2. The developer is reminded that prior to any demolition works commencing on site, the 
buildings to be removed are required to be surveyed for the presence of asbestos containing 
materials in accordance with the Control of Asbestos Regulations 2012. Any asbestos 
containing materials which are identified shall be managed or removed in accordance with 
the above regulations and waste regulations. Failure to comply with these regulations could 
result in prosecution by the relevant authority. The uncontrolled refurbishment of buildings 
could result in the contamination of soils on site and in the vicinity of the demolition. This 
could cause the investigation of the site under Part 2A of the Environmental Protection Act 
1990, which may result in the determining of the site as Contaminated Land. For further help 
and advice in respect of asbestos removal the applicant or agent is advised to contact the 
Health and Safety E.

Yours sincerely,

Date: 28 November 2024
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Please note the content of the following pages in respect of the community infrastructure levy 
which may affect your development, Building Regulations and appeals against decisions.

Community Infrastructure Levy

East Suffolk Council is a Community Infrastructure Levy (CIL) Charging Authority. 

The proposed development referred to in this planning permission may be chargeable 
development liable to pay Community Infrastructure Levy (CIL) under Part 11 of the Planning Act 
2008 and the CIL Regulations 2010 (as amended). For more information and CIL forms please see:

About the Community Infrastructure Levy | Community Infrastructure Levy | Planning Portal

Community Infrastructure Levy (CIL) » East Suffolk Council

If your development is for the erection of a new building, annex or extension or the change of use 
of a building over 100sqm in internal area or the creation of a new dwelling, holiday let of any size 
or convenience retail , your development may be liable to pay CIL and you must submit a CIL Form 
2 (Assumption of Liability) and CIL Form 1 (CIL Questions) form as soon as possible to 
CIL@eastsuffolk.gov.uk 

A CIL commencement Notice (CIL Form 6) must be submitted at least 24 hours prior to the 
commencement date. The consequences of not submitting CIL Forms can result in the loss of 
payment by instalments, surcharges and other CIL enforcement action.

Building Regulations

Most work, including change of use, has to comply with Building Regulations. Have you made an 
application or given notice before work is commenced?

Appeals to the Secretary of State

Notification to be sent to an applicant when a local planning authority refuse planning permission 
or grant it subject to conditions.

 If you are aggrieved by the decision of your local planning authority to refuse permission 
for the proposed development or to grant it subject to conditions, then you can appeal to 
the Secretary of State under;
Planning applications: Section 78 Town & Country Planning Act 1990.
Listed Building applications: Section 20 Planning (Listed Buildings and Conservation Areas) 
Act 1990.
Advertisement applications: Section 78, Town and Country Planning Act 1990 Regulation 
15, Town & Country Planning (Control of Advertisements) Regulations 2007.

https://www.planningportal.co.uk/info/200136/policy_and_legislation/70/community_infrastructure_levy
https://www.eastsuffolk.gov.uk/planning/developer-contributions/community-infrastructure-levy/
mailto:CIL@eastsuffolk.gov.uk
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 Notice of appeal in the case of applications for advertisement consent must be served 
within eight weeks of receipt of this notice. Notice of Householder and Minor Commercial 
Appeals must be served within 12 weeks, in all other cases, notice of appeal must be 
served within six months of this notice.

 If an enforcement notice has been/is served relating to the same or substantially the same 
land and development as in your application and if you want to appeal against your local 
planning authority’s decision on your application, then you must do so within: 28 days of 
the date of service of the enforcement notice, or within 6 months [12 weeks in the case of 
a householder appeal] of the date of this notice, whichever period expires earlier.

 Appeals can be made online at:
https://www.gov.uk/appeal-planning-decision (Full planning application)
https://www.gov.uk/appeal-householder-planning-decision (Householder)
https://www.gov.uk/planning-inspectorate (All other)
If you are unable to access the online appeal form, please contact the Planning 
Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444 5000.

 The Secretary of State can allow a longer period for giving notice of an appeal but will not 
normally be prepared to use this power unless there are special circumstances which 
excuse the delay in giving notice of appeal.

 The Secretary of State need not consider an appeal if it seems to the Secretary of State that 
the local planning authority could not have granted planning permission for the proposed 
development or could not have granted it without the conditions they imposed, having 
regard to the statutory requirements, to the provisions of any development order and to 
any directions given under a development order.

 If you intend to submit an appeal that you would like examined by inquiry then you must 
notify the Local Planning Authority and Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the 
appeal. Further details are on GOV.UK.

https://www.gov.uk/appeal-planning-decision
https://www.gov.uk/appeal-householder-planning-decision
https://www.gov.uk/planning-inspectorate
https://www.gov.uk/government/collections/casework-dealt-with-by-inquiries

