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Application No: B/05/0068/RES T
Location: Land at County Farm {East), Church Fleld Road, Chifton, Sudbury
Froposal, Submission of detaits pursuant to outline planning permission

B/01/01747/QUT - the siting, design and extemat appearance of,
and the landscaping of the site for the srection of
Industrial/commercial development — Classes B1, B2 and 88 and
construction of vehicular/pedestrian access (as amended).

Applicant: Caverswall Holdings Limited

SCREENING OPINION

TOWN AND COUNTRY PLANNING ACT, 1950

TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT ASBESSMENT)
(ENGLAND AND WALES) REGULATIONS, 1999 (AS AMENDED)

The Babergh District Counicil is of the opinion that the proposed development, namely the
construction of industrial and commercial buildings, falls within a description of
development given in Schedule 2, Paragraph 10 of the Regulations. Having taken into
account the indicative thresholds and the selection criteria in Schedule 3 of the
Regulations an Environmental Impact Assessment is required and an Environmental
Statement shall be submitted to the District Counell for the following reasons.

STATEMENT OF REASONS

The application is for approval of reserved matiers under outline planning permission
B/01/01747/OUT. The outline planning permission approved the development of a
community hospital on the North West part of the site and erection of
industriat/commercial development — Classes B1, B2 ad B8 on the remainder of the site
and construction of vehiculat/pedestrian access. The development site is 9,75 hectares
and Is located on land at County Farm fronting Church Field Road and Waldingfield
Road, Chitton, Sudbury, Suffolk. The permission was supported by a number of
conditions.

The appllcation for approval of reserved matters applies only to the industrial/commercial
element of the cutline permission.  This equales to 7.89 hectares, The application
relates to the siting, design and the external appearance of, and the fandscaping of the
gite for the erection of industrialicemmercial development and construction of
vehicular/pedastrian access.
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Three large industrial buildings are proposed for the site totalling 32.679m°, use classes
for each of the buildings are not specified 2 the applicant wants to maintain flexibility
within the B1, B2 and B8 classes specified in the outline permission, Buildings A, B and
C are 12,960m’, 11,664m? and 8,053m? in size respectively. The three buildings are to
be finished in matching materials and colours (Recess Wall Panels — Goosewing Gray,
Wall Panels — Hamlet, Roof ~ Merlin Grey). Buildings A ard B are both to have a ridge
height of 15 metres with an eves height of 11 metres, Building C would have a ridge
height of 13 metres and an eves height of 8 metres. The buiidings are to be constructed
at existing ground levels involving only minimal earth disturbance.

The Site and its Surrounding Area

The site comprises undeveloped and unmanaged land at present. The land immediately
surrounding the proposat is used as follows:

= A strategic landscaping belt, protected by a Tree Protection Order (TPQ) abuts the
site on its northern and eastern boundaries.

¢+ A Road iJsed as a Public Path (RUPP) runs in close proximity to the eastern
boundary of the site.

* Anindustrial Estate Is focated to South East, South and South West of the proposal.
This Industrial Estate is accessed off Chursh Field Road.

» Outline Planning Permission was granted for a community hospital immediately to
the West of the proposal,

s 5t Mary's Church, a grade | listed building is located to the South East of the
proposal.

+ Chilton Hall, a grade [I* listed building Is located to the North East of the proposal, a
minimum of 220 metres away. The grounds of Chitton Hall are registered as a park
and garden of special historic interest. Chilton Hall is a residential property.

* A residential area is ocated immediately to the West of Waldingfield Road. This
Includes a number of residential properties which front onto the Waldingfield Road.
These properties are located immediately to the West of the hospital site, the
distance between them and the proposal is not known.

Potential Receptors

The site was archaeologically evaluated in 1996 and partially excavated In 1998, The
results of these evaluations are not known although when consulted at the outline
application stage Suffulk County Councils Archasological Officer stated ‘In view of this
pravious work, | am only requesting a watching brief on the ground works for this
development’.

There are no ecological designations, either of a statutory or nen statutory level, in the
vicinity of the proposal. The Environment Agency, Natural Engiand and Suffolk Wiidiife
Trust do not identify any as being present or likely to be impacted upan by the proposal.
Common Lizards and Great Crested Newts have been identifiec in the vicinity of the
proposal. Common Lizards are found on land adjacent to Waldingfield Road with Great
Crested Newts found to be present in ponds on the grounds of Chiltan Hall. The Wildlife
Trust in their consultation response dated January 2006 state that habitats adjacent to
the site also support protected species such as bats.
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The site is not located in an area designated stafutorily for its fandscape or visual
Importance. Nevertheless a grade | and grade II* listed building and a registered park
and garden of special historic interest are located near to the proposal, Given their
location in such close proximity to the proposal and their listed and registered status
these buildings and gardens are highly sensitive to impacts which may affect their
setling and tranquillity.

The site is not located within or adjacent to an Air Quality Management Area (AQMA).
The location of the site, adjacent to an industrial estate and the industrial estates accoss
road, would indicate that receptors to the Sauth of the site are not particularly sensitive
to Impacts such as noise, air quality, visual and severance. Given the location of the site
on the edge of Sudbury hawever, receptors located to the North and East of the site are
currently surrounded by undeveloped agricultural land. These receptors are likely to be
much more sensitive to Impacts associated with noise, alr quality, visual and severance
from the construction and operation of the proposat.

it is not known whether there are any water courses in the vicinity of the proposat or
what the quality of them may be. Maps of the site indicate 2 drain and a number of
ponds but no rivers or streams. In their response to the oulline planning application the
Enviranment Agency indicated that pollution to the water environment had been given
Insufficient consideration at that time. A condition was attached to the permission which
required that a scheme for managing surface water drainage be approved by the local
planning authority prior to the development going ahead,

Potential impacts
Archagological Impacts

There is the potential for impacts to unknown archasological resources on the site as a
result of the construction of the buildings proposed. Considerng the archaeciogical
evaluations that have previously been undertaken on the site however, the iikelihood of
significant impacts is reduced and the inclusion of a standard condition requesting a
watching brief during ground works and the implementation of appropriate mitigation
should archaeologicat resources be discovered during the works would further reduce
the risk of significant impacts to archaeological rescurces.

Ecological Impacts

The absence of ecological designations in the vicinity of the proposal cannot be used to
conclude with certainty that no significant ecological impacts are likely to result from the
construction and operation of the proposal. Their absence does however, indicate that
significant ecological impacts are lass iikaly to ocour. Ecolegical impacts can potentiaily
still occur in relation to Important species and their habitats that are prasent in the
iocality. It is alse important to note that undeveloped land can gain in ecological value
over time as plants and animals begin to colonise the site.

Consultation that has previously been undertaken with both statutory and non statutery
consulteas identified that a small poputation of common lizards is present in the area
and that a population of great crested nawts is thought t¢ be present in the gardens of
Chilton Hall. Common Lizards are protacted from killing and wiury under the Wildlife and
Countryside Act (1981). Great Crested Newts are fully protected by National and
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European Law. The appiicants propose the use of am phibian netting to prevent lizards
and newts getting on to the development site during construction thereby avaoiding
impacts to both species, Bat populations are aisg identified as being present in habitats
adjacent to the praposai, considering 24 hour operations are proposed for the site the
likelinood of impacts to local bat populations should be investigated.

Landscape and Visual Impacts

The absence of statutory Landscape designations cannot be used 10 conciude with any
certainty that significant impacts of a landscape and visual nature are not going to arise
as a result of the proposals. The development of a strategic landscaping belt to help
screen views of the site indicates that at one time it was considered that development of
the site for employment use would give rise to significant landscape and visual impacts.
The location of the site indicates that receptors of impacts would be limited to residants
of properties along Waldingfield Road, residents of the individual properties scattered
across land on the fringe of Sudbury and users of the public rights of way in the area.

Given a farmal proposal is now in place for this site the adequacy of this measure to
mitigata the likely landscape and visual impacts of this specific proposal should be
assessed to ensure that significant impacts do not remain. “urthermore, it is not clear
how long the landscaping belt has been planted and when it is expected to reach
maturity. Significant impacts of a temporary nature are tnerefore likely if the planting has
not yet reached maturity. An assessment of impacts should consider the potential
seasonallty of any impacts, for example, where slanting is of deciduous species the
potential for significant landscape and visual impacts to oceur during the winter period
should be assessed. The proposed 24 hour operations on site indicate that as external
lighting will be required there is the potential for light pollution to result in significant

visual impacts,

impacts to users of the RUPP and public footpaths in the vicinity of the proposal are also
likely, and an assessment should be undertaken {o establish the significance of these

impacts,
Cultural Heritage Impacts

The presence of a grade | and a grade II* listed building in the vicinity of the proposal
along with a registered park and garden of speclal histoncal impontance makes cultural
heritage impacts as a result of the proposal possible. These impacts would be most
likaly to ocecur in the form of effects on the setting of the buildings and the garden by
virtue of the proposals proximity to the buildings and garden and the size and massing of
the buildings included within the proposal. The impacts could take the form of visual
impacts or noise impacts affecting the tranquillity and setting of the gardens.

Environmental impacts from Traffic

Changes in traffic flows on the local road network have the potential o result in
significant environmental impacts, The most common of these impacts is generally air
guality and noise, although severance and wibration impacts can also onour. Each of
these impacts can potentially result in health effects. The highest magnitude
environmental impacts arise at times when there is greatest change in traffic flows.
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Considering the potential for 24 hour operations of the site, and the nature of the
activities to be undertaken, the times of greatest change fo fraffic flows are unlikely to
gccur during traditional peak traffic flow times. instead they will accur af other times
during the hours of operation when flows are less intense. |[EA Guidelines recommend
that where traffic flows are likely to be altered by 30%’ then significant environmental
impacts are likely and further assessment should be undertaken,

Outline planning permission for 2 communlty hospital was granted on the adjeining fand.
Hospltals need to be easily accessible. Increases in traffic flows along Church Figld
Road and Waldingfield Road would have the potential to result In severance type
impacts for peopie trying 10 access the hospital site if this proposal is pursued.

The planning application states that approximately 4C0 cars are anticipated to access
the site each day and that the number of LGV, HGV and buses are not known at this
time. The nolse impact assessment submitted in support of the application® identifies
that traffic flows along Church Field Road are anticipated to increase from 2380 to 3218
vehicles over 1B hours. This is an increase of approx 35% in total traffic flows. In
refation to commercial vehicles® an increase from 218 to 326 is proposed over 18 hours,
This equates to an approximate 50% Increase. The basis of the predictions contained
within the noise impact assessment s unknown at this time, and it is noted that
predictions only relate to the sités access road. In summary, the figures Indicate that
further assessment is required to determine wheather significant environmental impacts
are going to arise as a result of changes to traffic flows on the local road network

bacause of the operation of the proposal.
Air Quality Impacts

In addition to air quality impacts idenfified as potentially ansing fram traffic, impacis can
also arise as a result of emissions from activities that take place on the site. The
application identifies that printing activities will take place on site. Dépending on the
scale and nature of the printing operations, the activities may fall under the requirements
of the Poiiution Prevention and Control (PPC) Regulations 2002° by virtue of their
emissions to air, in particular the emission of volatile organic compounds (VOC's). No
information is provided on the nature and scale of the printing activities that are likely to
take place on the site and as such an assessment is required to predict whether
significant air quality impacts are likely.

Noise Impacts

In addifion to noise impacts arising from traffic, impacts can also arise as a result of
emissions from activities that take place on the site. For this proposal in particular,

* The 30% change can relate to total traffic flows or any compeonent of the flow, For example a
change In HGV flows of 30% or more is likely to give rise to significant environmental impacts,

? Housley, Richard {November 2005) Noise Impact Assessment of Proposed New Warehousing
and Djstribution Centre, Prolog, Church Field Road, Sudbury, Suffolk, Accustic Design
Consultants, p32.

® It is not stated whether these are likely to be LGV's or HGV's for the purpose of this screening
opinion & worst case scenario is assumed that alf are HGV's,

* Printing activities fall under schedule B of the PPC Regs, as such they would fall within the
regulation of the focat authority.
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impacts could arise from the printing activities proposed on site or the warehousing and
distribution activities, in particular the movement and reversing of delivery vehicles and

fork-lift trucks.

Outline approval was granted for a cammunity hospital on the adjoining site. An
application was made to extend the time period for the submission of reserved matters
but It was not determined before the former provisions of Section 73 of the Town and
Country Planning Act were repealed. Notwithstanding this point the principle of a
community hospital being constructed on the adjoining land has been accepted and is a
materlal consideration. Hospitais are particularty sensitive to noise impacts and if this
proposal proceeds there eoLld be noise impacts for hospital patients.

A noise impact assessment has been submitted in support of the appiication. This
recommends a number of mitigation measuraes to ensure significant noise impacts are
not received by neighbouring propertias to the proposal. A five metre high noise bund 1s
to be located between the proposal and the neighbouring hospltal site and a four metre
high noise bund is to be located between the proposal and Chilton Hall. in addition to
these nolse bunds a number of ofher mitigation measures are recommended in the
noise impact assessment. Given the need for such mitigation measures it is likely that
significant noise impacts will occur as a result of the proposal.

Water Impacis

The proposal will introduce hard standing to an area which is cutrently open ground.
This will inevitably have impacts on the run off characteristics of the site. To address
this issue the proposal includes the development of a balancing pond to attenuate
surface water flows. Assuming the balancing pond is of 3 capacity adequate to
attenuate the sites runoff for a period of time sufficient to reduce surface run off flows to
their current levels no significant impacts should arise as a result of the proposals,

With the exception of a drain and a small number of ponds located to the north of the
site there appears to be limited scope for significant impacts to the surface water
environment. No information is provided relating to groundwater resources in the area
and an assessment is required to identify whether any impact to this resource is fikely.

Socio-Economic Impacts

A number of pasitive socio-economic impacts are likely as a result of the proposal. The
prapesal anticlpates the creation of approximately 500 jobs on the site. There will be
benefits to the local economy that arise as a result of the proposals. In addition there
will be benefits to the local economy that arise as a result of construction, eg.
construction jobs, putchase of materials fif local), indirect benefits asscciated with
spending of new employees e.g. lunch, jocat shopping, fuel. In the absence of sufiicient
infarmation an assessment is required in orger to determine whether these effects are

significant or not.

As the site is currently undeveloped it is not clear if it has any amenity value to the local
population. For example if the site is accessible it may be used for recreational activities
such as dog walking. If the site is currently used in this manner, impacts to frequent
users of the site may arise as a result of the proposal. These impacts are unlikely to he
significant.
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Cumulative Impacts

Outline planning parmission has been granted in the past for a community hospital on a
site adjcining the development proposal. 1n addition there Is a large parcel of land to the
north west of the site which is allocated in the local plan for mixed use deveiopment. In
combination the proposals within the area could potentially resuft in significant

environmental impacts.

Conclusions

The District Council is of the view that the propesal would have a significant urbanising
impact on the environment by virtue of ils size, character, and cumuiative effect with
other development given that the site is currently undeveloped and lies on the edge of

Sudbury.

In the absence of sufficient infarmation to demonstrate that the development can be
appropriately mitigated, the proposal would have an Impact upon the setting of Grade [
and 1i* Listed Buildings, a registered park and garden of speclat historic interest. A
strategic landscaping belt has been planted on the site to mitigate potential landscape
and visual impacts but the effectiveness of this measure for these specific proposals is
uncertain. Published guidance indicates that further assessment of the envirenmental
impacts resulting from changes to fraffic flows on the local road network ts required and
further consideration Is required to the potential noise implications arising from the
stiggested operating hours.

The Environmental Impact Assessment will need to focus on those issues where
significant environmenta) impacts are fikely. 1t 18 recommended that a formal scoping
process be undertaken to ensure that rescurces are focused on those areas of greatest
need. Additional details on the scoping procedure can be found in Circular 2/99:
Environmental Impact Assessment,

Nicholas J Ward
{hief Planning Control Officer 20 December 2007
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