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Membership as from May 2021 e‘ ‘ ] I l ] ar et
Councillor Berry AXH /S
Councillor Clover T OWN COUNCIL
Councillor Drummond
Councillor Ferries The Memorial Hall, High Street, Newmarket Suffolk CB8 8JP
Councillor Hall TEL: 01638 667227
COU”C?”W Hood You are hereby summoned to attend a meeting of the
Councillor Hulbert Development and Planning committee
Councillor Jefferys to be held at
Councillor O’Neill Memorial Hall, High Street, Newmarket, CB8 8JP
Quorum =3 Monday 21 March at 6.15pm

AGENDA

The meeting is held in public and the public are encouraged to attend and participate. Just occasionally matters such as contractual or
staffing matters do have to be held in the confidential part of the meeting.

Members of the public and press may not orally report or comment about a meeting as it takes place if present at a meeting of the Council,
but otherwise may:

a. film, photograph or make an audio recording of the meeting;

b. use any other means for enabling persons not present to see or hear proceedings at a meeting as it takes place orlater;

c. Report or comment on the proceedings in writing, during or after a meeting or orally after the meeting.

The Council will where possible facilitate such recording unless it is being disruptive. It will also take steps to ensure that
children, the vulnerable and members of the public who object to being filmed are protected without undermining the
broader purpose of the meeting

1. Chair to read fire safety notice and announce that proceedings may be filmed or recorded.
2. Apologies - To receive and accept apologies for absence
3. Declaration of interests
a) Councillors are invited to raise any declarations of interest concerning items on the agenda
b) To consider any requests for dispensation
4. Minutes of previous meeting held 7*" March 2022
a) To consider and adopt the minutes, as a true record of the proceedings
b) To consider any mattersarising
5. Public participation — an invitation to members of the public to make representations to Councillors. Resolutions
can only be made on items on the agenda
Rules of public participation: no person may speak for longer than 3 minutes in total. The maximum time
permitted for this item is 15 minutes. This is the only opportunity during the meeting, for members of the public
to address Councillors
6. To consider where Newmarket Neighbourhood Plan policies impact on planning applicationsfor consideration
7. Planning applications — West Suffolk Council, weeks commencing 28/02/2022, 07/03/2022
8. Planning applications — Amended and Deferred Plans
9. Planning applications — East Cambs
10. Planning decisions and plans withdrawn — West Suffolk Council-week commencing 28/02/2022, 07/03/2022
11. Delegation Panel decisions - To discuss any decisions by Delegation Panel
12. Licensing — To discuss any Licensing Applications
13. Former St Felix school site — to receive the development brief and update from WSC cabinet meeting
14. Rutland Arms — to receive an update (verbal)
15. Correspondence
a) Quod - Transport Assessment information regarding proposed Costa development
b) West Suffolk Council - Relevant Representation of West Suffolk Council under section 56 of the Planning Act
2008 in respect of the Sunnica Energy Farm application
16. Date of next meeting — Monday 4™ April 2022
17. Items for consideration at the next meeting
Signed: Cg (W hitaker,  Cathy Whitaker, Town Clerk Date: 15th March 2022

To: Chair & Members of D&P Committee, Other Council Members, Press & the Public




Material Planning Considerations

Site specific issues

adequacy for turning, loading

availability/capacity of local infrastructure (eg public drainage or water systems)
car parking

deficiencies in community/social facilities (eg spaces in schools)

design, appearance and materials

layout and density of building(s)

road access

traffic generation

Environmental
effects

effect on street scene

hazardous materials, contaminated land
landscaping

light (including overshadowing)

loss of trees

nature conservation & biodiversity issues
noise & disturbance resulting from use
overlooking/loss of privacy

smells and fumes

visual amenity

Listed buildings/
conservation areas

The need to preserve or enhance the special character or appearance of designated
conservation areas and protect listed buildings
Effect on archaeological interest

Usage

Incompatible or unacceptable uses
Desire to retain and promote certain uses e.g stables n Newmarket.

Previous decisions

Previous planning decisions, including appeal decisions

Policies

Statutory provisions contained in planning acts, statutory regulations &
planning case law

Central Government planning policy and advice

National Planning Policy Framework (NPPF)

Supplementary planning guidance/documents

eg. Affordable Housing SPD, Master plans, development briefs

W SC Local Plan policies

Newmarket Neighbourhood Plan

Newmarket Conservation Area Appraisal (adopted September 2009)

Key principle of the NPPF — presumption in favour of sustainable development.
For decision-taking this means granting permission unless:
e the application of policies in the NPPF that protect areas or assets of particular importance provides a clear
reason for refusing the development proposed; or
e anyadverse impacts of doing so would sggnificantly and demonstrably outweigh the benefits

Matters which are not material planning considerations
Greater weight is attached to issues raised which are supported by evidence rather than solely by assertion.

Competition (unless in relation to adverse effects on a Moral and religious issues

town centre as a whole)

Breach of private covenants or other private property or
access rights, including boundary disputes

Devaluation of property

Identity or motives of an applicant or occupier

Protection of a private view

Private disputes between neighbours

Impact of construction work

Councll interests (eg land ownership or contractual matters)




Suffolk Guidance for Parking 2019 {excerpt}

Parking Guidance for Use Classes C3 and C4: Dwelling houses and houses in multiple occupation

Family houses, or house occupied by up to six residents living together as a single household, or Houses in Multiple Occupation
(HMO)®, including ahousehold where care is provided for residents.

Standard: Flats and Houses are to be treated the same.

Use \Vehicle Cycle PTW Disabled
Minimum* Minimum Minimum Minimum
1 bedroom 1 space per 2 secure covered N/A N/A if parking
dwelling spaces per dwelling. is in curtilage
2 bedrooms ) spaces per (Satisfied if garage of dwelling,
dwelling** or secure area is provided otherwise as
within curtilage of Visitor/
3 bedrooms 2 spaces per unallocated
dwelling dwelling to minimum
4+ bedrooms 3 spaces per dimensions)
dwelling
Retirement 1 space per 2 spaces per 2 PTW spaces
developments é.g., dwelling 8 units and 1 space
warden assisted (visitors) per
independent living 2 dwellings
accommodation) for mobility
scooters
Visitor/ 0.25 spaces per | If nogarage or 1space+1
unallocated dwelling secure area is provided per 20 car
(unallocated) within curtilage of spaces (for 1*
dwelling, then 2 covered 100 car spaces),
then 1 space
& secure spaces per
L per 30 car
dwelling in a communal
) spaces (over
area for residents plus 2 100 car spaces)
spaces” per 8 dwellings
for visitors

“Houses in multiple occupation (Class C4) are defined in The Town and Country Planning (Use Classes) Order 1987 (as amended) as ‘small shared
houses occupiedby between three and six unrelated individuals, as their only or main residence, who share basic amenities such as a kitchen or
bathroom’.

Informative notes:
*Standards exclude garages under 6m x 3m (internal dimension) as a parking space but can include under croft parking and car ports
providing, they have noother current or potential use.
**Reduction in this figure may be considered with robust and degreed highwaymitigation
AMobility vehicle spaces should be secure and covered with charging facilities.
Visitor/unallocated vehicle parking can, subject to appropriate design, belocated on street.
Unallocated cycle parking for residents to be secure and covered, located ineasily accessible locations throughout the development.
These guidelines will be applied to all development (including infilldevelopments, extension
applications and change of use).
Where grouped, unassigned parking is proposed, more flexible and efficient use of the parking may be achieved than with allocated
parking. Subject to discussion with the Highway Authority this may potentially reduce the nominal on-street parking provision
standards required by up to 25%.

Where an individual dwelling may require more than two spaces these additional spaces may be provided as part of unallocated on
street parking, providing this is designed in.

An allowance will be required for visitor cycle and car parking, refer para 3.2 and 4.5.



Suffolk Guidance for Parking 2019 {excerpt}

Car clubs should be promoted in low provision/car free residential developments and car club spaces provided. Electric vehicle charging
infrastructure should also be provided in new developments.

Research was undertaken to derive the residential parking guidance for Suffolk. The research included a questionnaire survey to
approximately 9000 dwellings. The results of the survey and the 2001 and 2011 Census data for Suffolk car ownership can be found in
Appendix 1.

Electric Vehicle recharging points to be provided to support the use of low emission vehicles. See EV Parking Guidance table within this
document for further guidance.

Reductions to the minimum parking guidance

This advisory residential parking guidance is the minimum required; however arange of factors will be taken into account. For main urban
areas a reduction to the parking guidance may be considered where a proposal has been designed to be exceptionally sustainable in
transport terms and which effectively promotes an overall reduction in the use of high emission vehicles and avoids the provision of car
parking adjacent or close to dwellings within the main layout.

Main urban areas are defined as those having frequent and extensive opportunities for public transport and cycling and walking links;
close proximityto local services (including accessing education, healthcare, food shopping andemployment); and on street parking controls
at all times e.g. double yellow lines. Where there is evidence that these factors are in place, local planning authorities may, after
consultation with the Highway Authority, bring forward local parking policies to limit the scale of parking in specific areas.

When making their recommendation to local planning authorities considering reduced parking proposals for residential development,
the Highway Authority must be:
e able to recommend a condition for suitable cycle storage and secureparking facilities;
e satisfied that servicing vehicles would be able to operate efficiently i.e.not restricted by loading restrictions or road layout;
e able to determine how highly sustainable the location is in terms of proximity to services, shops etc. and public transport (high
frequencyand wide ranging) and suitable cycling and walking routes;
e made aware of the likelihood of a viable Car Club (the provision of a car club would need to be secured through a Planning
Obligation onCondition);
e able to determine the possible impact that a single application may have in setting a precedent in an area;
e satisfied by the availability of visitor parking (off street public car parksmay be acceptable for visitor use); and

e satisfied that the likely impact of additional road parking in the vicinitywould not cause inconsiderate and unsafe obstructions to
the surrounding road or footpath network or add pressure onto an alreadydensely utilised parking network.

If all the above criteria are satisfied on a site by site basis then the Highways Authority would be more likely to approve of reduced
parking proposals.

However, it is not possible to make the assumption that occupiers will be car free; although it may be possible to accept this to some
degree where the units are single bed. Furthermore, if the neighbouring streets are controlled by Residents Parking then any new
development is prohibited from joining the scheme.

The presumption that occupiers are required to use off road public car parks for parking of their vehicles is not generally supported. The
Highways Authority will only consider any identified use of off-road public car parks as a means of resident parking in exceptionally
sustainable developments that are located in main urban areas (as defined above). In such cases, the Highway Authority must first be
satisfied that the car park/s in question are viable long-term parking options for affected residents and that the development has been
designed to be extremely sustainable in transport terms.

To summarise, the key questions the Highways Authority will seek to addresswhen considering proposals for reduced parking are:

i Where might residents park?
i What real harm would these vehicles cause?
. Are the roads heavily regulated in terms of prohibition of parking?

. Are the streets already under significant pressure?



Item 4

Newmarl\et

T O WN COUNCIL

Minutes of a Meeting of the Development & Planning Committee
Held on Monday 7t March 2022 at 6.15pm

Attendance:
Councillor C O’Neill (Chairman) Councillor D Hall
Councillor J Berry Councillor M Jefferys

Councillor P Hulbert

Also Present: C Whitaker — Town Clerk, T Symonds — Deputy Town Clerk, J Ashton — Minute
Assistant and 1 Member of the Press.

Minute

D/22/03/1

D/22/03/2

D/22/03/3

D/22/03/4

Chairman to Read the Fire Safety Notice and Announce that Proceedings May
be Filmed or Recorded

The Chairman opened the meeting, stated that there was no necessity to read the Fire
Notice and advised that the meeting may be filmed or recorded.

Apologies
Apologies were received from Cllrs Clover and Ferries. Cllrs Hood and Drummond
were absent.

Declaration of Members Interests & to Remind Councillors of the need to keep
up to date their Register of Member’s Interests and to Consider any Requests
Received for Member’s Dispensation

None noted. There were no requests for dispensations.

To Confirm the Minutes of the Meeting Held on 215 February 2022 and any
Matters Arising

Members received the minutes of the Development & Planning Committee held on
21 February 2022 and the following was agreed:

D/22/03/4.01 Resolved

That the minutes of the Development & Planning Committee held on 215t
February 2021 be adopted and signed as a true record by the Chairman of the
Development & Planning Committee.

A member of the press joined the meeting

D/22/03/5

D/22/03/6

Matters arising:

D/22/02/24.07 - DC/21/0106/VAR the measurement in the application was misread
and the objection was changed to recommend no objections as follows:

D22/03/4.02 Recommendation
The Committee voiced no objections.

Public Open Session

No members of the public were present.

Impact of Newmarket Neighbourhood Plan Policies on Applications Being

Book Number 116 2021 - 2022

Minutes of Development & Planning Committee held on Monday 7% March 2022



Considered
The NNP Tree Policy 14 applied to the tree applications and Shopfront Policy 30.

D/22/03/7  Planning Applications

Week Commencing 14/02/2022 and 21/02/2022

D/22/03/7/1 DC/22/0097/ADV — Application for advertisement consent - a. one externally
illuminated fascia; b. two non-illuminated fascias; c. one externally illuminated
projecting sign - 98 High Street Newmarket.

D/22/03/7.01 Resolved

The Committee objected on the grounds that it contravened the West Suffolk
Shopfront Policy 30 on illuminated signs, protruding signage and the colour scheme
which is not appropriate for a building in a conservation area.

D/22/03/7/2 DC/22/0096/FUL — Planning application - change of use of ground floor and
basement from retail (class E) to adult gaming centre (sui generis) - 98 High Street
Newmarket.

D/22/03/7.02 Resolved

The Committee strongly objected to the change of use on the grounds that
Newmarket High Street already has a significant number of gambling
establishments and that the cumulative impact of further retail outlets being
used solely for gambling will cause an imbalance to the detriment of the whole
High Street (West Suffolk Joint Development Management Policy DM35).
Furthermore, such an establishment is an undesirable addition to the High
Street, and has the potential to harm the wellbeing of the residents of
Newmarket, through unsustainable gambling with its inevitable social problems.
It may also lead to anti-social behaviour.

D/22/03/7/3 DC/22/0287/TPO - TPO 032 (1960) tree preservation order - group of 18 conifers (G1
on plan within Al on order) fell - Soham House Snailwell Road Newmarket Suffolk.

D/22/03/7.03 Resolved

The Committee actively encourages responsible tree management and objects to the
felling of healthy trees. The Committee objected to this application and requested
that the application be submitted to the Tree Officer for consideration and the
Committee requests that suitable replacements be planted; subject to the work
being carried out outside of the bird nesting season.

D/22/03/7/4 DC/22/0282/VAR — Planning application - variation for removal of condition (2)
of DC/19/2064/FUL to enable the use of plans for the Stone clad hump bridge
(following demolition of wooden footbridge) - Solario Yard Tattersalls The Avenue
Newmarket Suffolk.

D/22/03/7.04 Resolved
The Committee voiced no objections.

D/22/03/7/5 DCON(A)/21/0159 — Application to discharge condition 3 (pre-commencement —
trees TPP and AMS) of application DC/21/0159/HH — 31 Norfolk Avenue
Newmarket Suffolk.

Book Number 117 2021 - 2022

Minutes of Development & Planning Committee held on Monday 7% March 2022



D/22/03/7.05 Resolved
The Committee noted the information. No comment will be made.

D/22/03/7/6 DC/22/0291/LB — Application for listed building consent - repair and re-paint existing
windows and doors to front and rear elevations - St Aubyns Wellington Street
Newmarket Suffolk.

D/22/03/7.06 Resolved
The Committee voiced no objections subject to the approval of the Listed
Buildings Officer.

D/22/03/8 Amended and Deferred Planning Applications
None noted.

D/22/03/9 East Cambs Planning Applications
None noted.

D/22/03/10 To Receive Results of Applications as Determined by West Suffolk and Plans
Withdrawn
West Suffolk Planning Determinations received during weeks commencing,
14/02/2022 & 21/02/2022

Applications Description Address WS NTC Decision
Decision
NMA/(A)21/1190 Non material amendment to Studlands Park Approved No objections
DC/21/1190/FUL - alternative cladding Industrial Estate, Unit
arrangement to the front and rear of the 14 Studlands Park
proposed building and reduction in Avenue Newmarket

warehouse doors to front elevation
DCON(E)//21/0335 | Discharge of conditions for DC/21/0335/FUL | Land At Willie Snaith | Approved No comments

- condition 19 - drainage verification Road Newmarket
Suffolk
DC/21/2091/FUL Planning application - a. hardstanding and Wyck Hall Stud Withdrawn
perimeter fencing for equestrian transport Dullingham Road
yard; b. access and access road to serve Newmarket Suffolk
equestrian transport yard
DC/20/0624/FUL Planning Application - four flats to rear of 143A All Saints Road | Approved Objection(s)
143 All Saints Road (including vehicular Newmarket Suffolk

access

It was noted that NTC had objected twice to the DC/20/0624/FUL application, but that it was still
approved by WSC.

D/22/03/11 Delegation Panel Decisions
None noted.

D/22/03/12 Licensing
None noted.

D/22/03/13 Parish Alliance (Sunnica Group)
This item was referred to the Neighbourhood Plan Committee.

Councillors Winter and Yarrow arrived and took their place in the public area.

D/22/03/14 Correspondence

Book Number 118 2021 - 2022

Minutes of Development & Planning Committee held on Monday 7% March 2022



West Suffolk response to comments by NTC regarding a gambling licence for 98 The
High Street, Newmarket.

D/22/03/15 Date of Next Meeting

Monday 21 March 2022 at 6.15pm at the Memorial Hall.

D/22/03/16 To Note any ltems for Next Meeting

e Update on the Rutland Arms.

Meeting closed at 6:48pm.

Signed

Date

Summary of Resolutions/Recommendations

Resolution/Recommendation

Resolution/Recommendation Wording

D22/03/4.02 Recommendation

The Committee voiced no objections.

D/22/03/7.01 Resolved

The Committee objected on the grounds that it contravened
the West Suffolk Shopfront Policy 30 on illuminated signs,
protruding signage and the colour scheme which is not
appropriate for a building in a conservation area.

D/22/03/7.02 Resolved

The Committee strongly objected to the change of use on
the grounds that Newmarket High Street already has a
significant number of gambling establishments and that
the cumulative impact of further retail outlets being used
solely for gambling will cause an imbalance to the
detriment of the whole High Street (West Suffolk Joint
Development Management Policy DM35). Furthermore,
such an establishment is an undesirable addition to the
High Street, and has the potential to harm the wellbeing
of the residents of Newmarket, through unsustainable
gambling with its inevitable social problems. It may also
lead to anti-social behaviour.

D/22/03/7.03 Resolved

The Committee actively encourages responsible tree
management and objects to the felling of healthy trees. The
Committee objected to this application and requested that
the application be submitted to the Tree Officer for
consideration and the Committee requests that suitable
replacements be planted; subject to the work being carried
out outside of the bird nesting season.

D/22/03/7.04 Resolved

The Committee voiced no objections.

D/22/03/7.05 Resolved

The Committee noted the information. No comment will be
made.

D/22/03/7.06 Resolved

The Committee voiced no objections subject to the
approval of the Listed Buildings Officer.

Book Number 119 2021 - 2022

Minutes of Development & Planning Committee held on Monday 7% March 2022



Development and Planning Committee

Item 7

Planning Applications — West Suffolk Council

Application Constraints Case Applicant Ward Consultation

Officer name Member expiry date

Week beginning 215t February

Application to discharge condition 5 (contaminated Ed Fosker | Mr T Floyde Councillor Mon

land d partially disch dition 13 :

and) an partially discharge condition Michael 21 Mar 2022

(construction management strategy) of TNl

DC/21/1612/FUL

Newmarket Community Hospital 56 Exning Road

Newmarket Suffolk CB8 7JG Councillor

Ref. No: DCON(B)/21/1612 Karen Soons

Received: Mon 21 Feb 2022

Validated: Mon 21 Feb 2022

Status: Pending Consideration

This notifies the Council of proposed work or development not

needing its permission. The Council will not be approving or

refusing the proposal, so comments are not invited.

Week beginning 28™" February

Notification under Part 11 of Schedule 2 of the Ed Fosker | Miss Eleanor Councillor Decision issued

Town and Country Planning (General Permitted Day Rachel Hood .

Development) Order 2015 - demolition of block of Fri

garages comprising 20 garage units 11 Mar 2022

Garages Icewell Hill Newmarket Suffolk

Ref. No: DC/22/0392/DE1 Councillor

Received: Wed 02 Mar 2022

Validated: Wed 02 Mar 2022

Status: Decided

The Council as Local Planning Authority has considered [your]
application and [you] are hereby advised that the prior
approval of the Authority to the method of demolition and any
proposed restoration of the site will not be required.

Robert Nobbs



https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R7NI6XPDGYW00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R7NI6XPDGYW00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R7NI6XPDGYW00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R7NI6XPDGYW00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R84IQ1PDH7K00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R84IQ1PDH7K00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R84IQ1PDH7K00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R84IQ1PDH7K00&activeTab=summary

Development and Planning Committee

Item 7

Planning Applications — West Suffolk Council

Trees in a conservation area notification - group of
20 Lime Sycamore and Horse Chestnut (G1 on plan)
re-pollard trees to up to one metre below previous
pollarding points

Warren Hill Cottage 27 Bury Road Newmarket Suffolk
CB8 7BY

Ref. No: DC/22/0385/TCA

Received: Mon 28 Feb 2022

Validated: Mon 28 Feb 2022

Status: Pending Consideration

Conservation
Area

Falcon
Saunders

Mr C Ward

Councillor

Michael
Anderson

Councillor
Karen Soons

Mon
25 Mar 2022

Week beginning 7t March

Application to discharge condition 5 (biodiversity
enhancement strategy) of application
DC/21/0988/FUL

Clubhouse Scaltback Middle School Elizabeth Avenue
Newmarket Suffolk

Ref. No: DCON(A)/21/0988

Received: Wed 09 Mar 2022

Validated: Wed 09 Mar 2022

Status: Pending Consideration

This notifies the Council of proposed work or development not
needing its permission. The Council will not be approving or
refusing the proposal, so comments are not invited.

Amy
Murray

Mr S Kelleher

Councillor

Andy
Drummond

Councillor
James Lay

Mon
04 Apr 2022

Prior approval application under Part 3 of the Town
and Country Planning (General Permitted
Development) Order 2015 - change of use from
commercial (class E) to one dwelling (class C3)

18 Park Lane Newmarket Suffolk CB8 8AX

Ref. No: DC/22/0407/P3CMA

Received: Mon 07 Mar 2022

Validated: Mon 07 Mar 2022

Status: Pending Consideration

Amy
Murray

Mr Stephen
Gold

Councillor
Rachel Hood

Councillor
Robert Nobbs

Mon
04 Apr 2022



https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R80T4MPDH5E00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R80T4MPDH5E00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R80T4MPDH5E00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R80T4MPDH5E00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R8HLJTPDHDZ00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R8HLJTPDHDZ00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R8HLJTPDHDZ00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R8D6ZYPD03E00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R8D6ZYPD03E00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R8D6ZYPD03E00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R8D6ZYPD03E00&activeTab=summary




Item 10

| Newmarl\et West Suffolk

T O WN COUNCIL Council

Decision List

Week commencing 28" February 2022

Application to discharge conditions three (new/replacement doors) and four
(minor additions) of DC/21/1484/LB
37 High Street Newmarket CB8 8NA

DCON(A)/21/1484 [PPR avED |

Mxm’.—'

Week commencing 07" March 2022

Notification under Part 11 of Schedule 2 of the Town and Country Planning
(General Permitted Development) Order 2015 - demolition of block of garages
comprising 20 garage units
Garages Icewell Hill Newmarket Suffolk
DC/22/0392/DE1

[APPROVED |

Planning application - variation for removal of condition (2) of DC/19/2064/FUL to
enable the use of plans for the Stone clad hump bridge (following demolition of
wooden footbridge)

Solario Yard Tattersalls The Avenue Newmarket Suffolk
DC/22/0282/VAR

Trees in a conservation area notification - a. one Robinia (T1 on plan) reduce to
six metres above ground level; b. five Lime (T2,4,6,7 and 8 on plan) and three
Chestnut (T3.5. and 9 on plan crown lift to eight metres above

ground level ﬁppﬂmjg‘{ﬂ
Bedford Lodge Hotel 11 Bury Road Newmarket CB8 7BX | n o -
DC/22/0110/TCA

Householder planning application - a. single storey rear extension b. dormer to
rear elevation

12 Paget Place Newmarket CB8 7DR
DC/21/2436/HH

TAPPROVED |
| 0

3 e



https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=R58KZTPDFR700#:%7E:text=A)/21/1484%20%7C-,Application%20to%20discharge%20conditions%20three%20(new/replacement%20doors)%20and%20four%20(minor%20additions)%20of%20DC/21/1484/LB,-%7C%2037%20High%20Street
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=R58KZTPDFR700#:%7E:text=A)/21/1484%20%7C-,Application%20to%20discharge%20conditions%20three%20(new/replacement%20doors)%20and%20four%20(minor%20additions)%20of%20DC/21/1484/LB,-%7C%2037%20High%20Street
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R84IQ1PDH7K00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R84IQ1PDH7K00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R84IQ1PDH7K00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R75ESBPDGR300&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R75ESBPDGR300&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R75ESBPDGR300&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R61ZAXPDG5F00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R61ZAXPDG5F00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R61ZAXPDG5F00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R61ZAXPDG5F00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R445FHPDFHN00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R445FHPDFHN00&activeTab=summary

Item 10

| Newmarl\et West Suffolk

T O WN COUNCIL

Council

Decision List

TPO 01 (1990) tree preservation order - one Beech (T1 on plan, within A1 on order)
reduce lateral crown spread to north-east, by up to 2 metres, to appropriate
pruning points; one Beech (T2 on plan, within A1 on order)
crown raise to 5 metres above ground level, pruning secondary . ijﬁ!
branch structures only | APPRUVED §
104 Churchill Avenue Newmarket CB8 OBY
DC/21/2356/TPO

END



https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R3DWZ3PDMZK00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R3DWZ3PDMZK00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R3DWZ3PDMZK00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R3DWZ3PDMZK00&activeTab=summary
https://planning.westsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=R3DWZ3PDMZK00&activeTab=summary
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Townclerk

From: Charlotte Williams <charlotte.williams@quod.com>

Sent: 02 March 2022 09:45

To: Townclerk

Subject: RE: Proposed Development at Studlands Retail Park, Newmarket
Dear Cathy,

| hope you're well.

Thank you again for arranging the presentation | gave to Members on 7t February 2022. We are close to submitting
the planning application to West Suffolk Council for the proposed drive-thru unit at Studlands Retail Park and as per
my email dated 10t February, | wanted to provide members with a summary of the Transport Assessment (TA) before
the application is formally submitted.

The main points of the TA can be summarised as follows:

The majority of proposed trips on the highway network are anticipated to be secondary trips. This is based on
up-to-date survey information.

A capacity assessment has been undertaken which demonstrates that the proposed development would not
impact the operation of the local highway network.

The proposed development would result in a net loss of 32 car parking spaces. To confirm, these are
standard car parking spaces. No accessible spaces will be lost as a result of the proposed development.

A parking survey has been undertaken and confirms that the proposed development will not impact the
availability of parking under normal trading conditions.

A total of 2 cycle parking spaces will be provided as part of the proposed development.

The pedestrian footpath which currently runs part way through the car park will be extended to the footway on
Oaks Drive.

Members also requested a breakdown of full-time and part-time jobs. | can confirm that a total of 11 no. full-time
equivalent jobs are proposed. | cannot currently provide a breakdown of part-time / full-time as this will be dependent
on the operator’s requirements.

If you or any of your members have any further queries then please do not hesitate to get in contact.

Kind Regards,
Charlotte

Charlotte Williams
Senior Planner
07841 342 024
www.quod.com

From: Charlotte Williams

Sent: 10 February 2022 16:00

To: Townclerk <Townclerk@newmarket.gov.uk>

Subject: RE: Proposed Development at Studlands Retail Park, Newmarket

Hi Cathy,

| hope you're well.
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Appendix A

Relevant Representation of West Suffolk Council under section 56 of the
Planning Act 2008 in respect of the Sunnica Energy Farm application

1 Introduction

1.1

1.2

1.3

Throughout the pre-submission period West Suffolk Council (WSC), has
worked closely with the other host authorities: Suffolk County Council (SCC),
East Cambridgeshire District Council (ECDC) and Cambridgeshire County
Council (CCC). The four local authorities have submitted joint responses to
the applicant’s non-statutory and statutory consultations. To simplify matters
for the Examining Authority (ExA) and all parties, the four local authorities
intend to submit a joint Local Impact Report (LIR) when requested to do so by
the ExXA during the examination.

As stated by SCC in its Relevant Representation, the four authorities have
committed to working together during the course of the examination, with
each local authority taking the lead in topics which relate to their function and
expertise in their geographical areas. WSC do, however, reserve the right to
express views individually where considered necessary, and have done so with
regards to Transport and Access and the safety of the Battery Energy Storage
Systems (BESS).

This Relevant Representation is submitted by WSC on an individual basis to
ensure that the ExA is fully informed of the matters of concern to those
authorities and the communities and interests that they represent. This
representation has been approved by WSC'’s cabinet.

2 Summary

Overall position

2.1

WSC recognises the national benefit of a renewable energy project of this
nature and in general has adopted a policy of being supportive in principle to
renewable and low-carbon energy generation schemes. In September 2019,
WSC declared a climate emergency and established an Environment and
Climate Change Taskforce that developed an Action Plan to drive forward the
Council’s ambition to reach Net Zero by 2030 and to maximise its role in
protecting and enhancing the environment, both in the way in which it carries
out its operations and through specific initiatives. Specifically in regard to
solar, WSC operates its Solar for Business initiative [*! and its own 12.4MW
solar farm at Toggam Farm in Lakenheath, as part of the Council’s investment
program whereby profits derived from the solar farm directly subsidise the
cost of delivering local service to local people (it should be noted that this
solar farm development does not include any battery storage).

[1] Solar for Business (westsuffolk.gov.uk)



https://www.westsuffolk.gov.uk/protecting-our-environment/solar-for-business.cfm

DRAFT Appendix A

2.2

2.3

2.4

WSC has a number of very significant concerns regarding the proposal and will
use this submission to highlight the key areas of concern where outstanding
guestions have not been answered by the applicant to date during this
process, and where there is a requirement for additional mitigation and
compensation to be forthcoming in order to address our concerns.

WSC does not support the proposal as it stands and considers that
development consent should not be granted for the proposal as submitted.

WSC has significant concerns regarding the scale of the proposal as submitted
and the resulting impacts, which will be fully explored in the LIR.

Key concerns

2.5

2.6

2.7

2.8

Key concerns remain in a number of areas in relation to the likely
environmental impacts, the quality of assessments of these impacts and the
lack of mitigation in @ number of topic areas:

Landscape and Visual Amenity

The scale, longevity and geographical distribution of the proposed
development are likely to result in significant adverse impacts as a result of
intra-cumulative and accumulated effects. We are concerned that, due to the
way evidence is presented, and cumulative impacts are considered, the ES
assessment tends to under-estimate impacts. Mitigation proposals are not
sufficiently tailored across a variety of landscape character types, and are not
ambitious enough to sufficiently deal with the degree of harm caused by the
project.

Ecology and Nature Conservation

For this type of project it should be possible for the applicant to avoid the
most sensitive habitats, deliver appropriate mitigation and compensation as
well as ecological enhancements. However, the success of any proposed
measures is highly dependent on future management and monitoring. The
current assessment and proposals including the ‘*Framework LEMP’ and
‘Offsetting Habitat Provision for Stone Curlew Specification’ lack the detail
required to demonstrate that the mitigation hierarchy has been appropriately
applied and to give confidence that the overall residual impacts, taking into
account future maintenance, will be beneficial for biodiversity across the
extent of the application site and in line with the principle of biodiversity net
gain.

Transport and Access

The submitted material is not considered to be acceptable by SCC as local
highway authority and there are deficiencies in the highway-related provisions
in the draft DCO. WSC supports this view and is very concerned by the lack of
details provided in respect of the site accesses and street works proposed to
facilitate the development. The impact of the proposals on non-motorised
users and users of the public rights of way network has been significantly
underplayed and no significant sustainable travel measures have been
included, either for construction traffic or for the benefit of all road users.
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2.9

Policy

Community Impacts

A project of the scale and nature proposed will radically change the sense of
place, the place attachment of the residents, and the recreational amenities of
the affected villages and communities, over a long period of time. The ES does
not recognise this, and the need to mitigate/compensate for these impacts.

Framework

2.10

2.11

2.12

WSC agrees with the applicant’s planning statement (see 1.4.4 - 1.4.5 of
[APP-261] that National Policy Statement EN-3! does not ‘have effect’ for the
purposes of S104 of the Planning act 2008, and that therefore it is appropriate
for the application to be decided under S105, unless at some point during the
examination the draft EN-3? is designated.

In WSC's view, both the current and draft National Policy Statements are likely
to be ‘important and relevant’ for the purposes of S105(2). As the draft EN-3
contains a technology-specific policy relating to large-scale solar development
we think it is clearly more relevant in this case than the currently designated
EN-3, notwithstanding that it is yet to be designated.

Given the possibility that draft EN-3 may be designated before either the
conclusion of the examination, or the grant of consent, we consider that it
would be helpful if the applicant addresses points raised by draft EN-3 but not
covered in their planning statement such as:

Providing the site capacity on the basis of the AC capacity of inverters as per
2.48.7 of draft EN-3. We consider that the capacity of the project would be
useful for the decision-maker in contextualising the benefits of the project
and weighing them against adverse impacts.

Justifying the proposed lifetime of the consent with reference to 2.49.9 -
2.49.13. While this is not a determinative policy test, it is clearly relevant to
the evaluation of landscape and other impacts against benefits.

Making clear, given the length of the consent over the typical 25 years
envisioned by draft EN-3, whether there will be a substantial replacement of
solar array equipment during the operational phase.

3 Cultural Heritage

3.1

3.2

WSC agree in principle to the methodology used for assessing the impact of
development on built heritage.

In terms of the baseline data, the Cultural Heritage Chapter of the
Environmental Statement [APP-039] refers to the assessment of the impacts
of the proposal on non-designated heritage assets, including historic buildings,
but only appears to group them in with designated assets as part of a group.
Section 7.6 and 7.7 deals with the impacts on non-designated heritage assets,

1 1940-nps-renewable-energy-en3.pdf (publishing.service.gov.uk)

2 Draft National Policy Statement for Renewable Energy Infrastructure (EN-3)

(publishing.service.gov.uk)



https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-002011-SEF_7.2_Planning%20Statement_Part%201.pdf
https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001782-SEF_ES_6.1_Chapter_7_Cultural%20Heritage.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/37048/1940-nps-renewable-energy-en3.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1015236/en-3-draft-for-consultation.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1015236/en-3-draft-for-consultation.pdf
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3.3

3.4

but appears to be heavily focussed on archaeology and does not mention any
historic building non-designated heritage assets outside the conservation
areas. Figure 7-1 [APP-179] is labelled as Designated and Non-Designated
Heritage Assets but only shows listed buildings and does not show any non-
designated heritage assets which are historic buildings. It may be that there
are none within the study area, but this should be addressed in the
Environmental Statement to show that they have been taken into account in
the impact assessment.

A point of correction is required at 7.5.12 as the Freckenham Conservation
Area is a single entity and not two separate parts as suggested by this
paragraph.

There are small work areas included within the Order limits central to the
Freckenham and Exning Conservation Areas [APP-007]. The description of the
works as set out in the draft Development Consent Order [APP-019] is
insufficiently detailed in order for an assessment to be made as to whether the
proposals will affect the character and appearance of the conservation areas
and the setting of listed buildings. This must be addressed by the applicant.

4 Ecology and Nature Conservation

The assessment of effects

4.1

The Ecology and Nature Conservation chapter of the Environmental Statement
[APP-040] is still lacking important detail. Specifically, inadequate
characterisation of impacts and unjustified exclusion of ecological features
from detailed assessment. The detailed assessment fails to address all
potential impacts and relies heavily on the Framework Construction
Environmental Management Plan (CEMP) [APP-123], the Framework
Landscape and Ecology Management Plan (LEMP) [APP-108] and the
Framework Operational Management Plan (OMP) [APP-126] for mitigation,
which in themselves remain lacking in detail and do not commit sufficiently to
the measures that are being relied upon.

The mitigation hierarchy

4.2

There has been insufficient adherence to the Mitigation Hierarchy, including
the avoidance of important habitats and species. Some additional
amendments to the design are required to further avoid or reduce impacts on
important habitats and species, and to adequately mitigate or compensate
where impacts are un-avoidable.

The mitigation proposals and biodiversity net gain (BNG)

4.3

Habitat creation proposals are lacking in detail, including how they link to form
a coherent nature network and their long-term management regimes. Whilst
the Biodiversity Net Gain Assessment [APP-259] provides some quantitative
information on habitats to be provided, it remains the case that the detail


https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001931-SEF_ES_6.3_Figure%207-1%20Designated%20and%20Non%20Designated%20Heritage%20Assets.pdf
https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001771-SEF_2.2_Works%20Plans.pdf
https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001775-SEF_3.1_Draft%20Development%20Consent%20Order.pdf
https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001871-SEF_ES_6.2_Appendix_16C_Framework%20Construction%20Environmental%20Management%20Plan.pdf
https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001856-SEF_ES_6.2_Appendix_10I_Landscape%20and%20Ecology%20Management%20Plan.pdf
https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001874-SEF_ES_6.2_Appendix_16F_Framework%20Operation%20Environmental%20Management%20Plan.pdf
https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-002007-SEF_6.7_Biodiversity%20Net%20Gain%20Assessment.pdf
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4.4

4.5

4.6

4.7

4.8

including the location/distribution of many habitat creation proposals is not
certain.

Opportunities exist to provide enhancements and benefits, should the scheme
be delivered, however these do not appear to have been fully explored beyond
what is required to mitigate significant effects. In general, the proposals lack
ambition.

The Biodiversity Net Gain Assessment (BNG) appears to indicate a
considerable biodiversity net gain for ‘area’ habitats and ‘hedgerows’, but ‘no
net loss’ for ‘river’ habitats. There are, however, inconsistencies in the
reporting and insufficient detail to give confidence. Further supporting
information regarding the specifics of how BNG will be achieved is required,
including the full calculation spreadsheet, and supporting plans.

The applicant will need to demonstrate that a net gain is achieved through
benefits delivered in addition to mitigation and compensation measures for
protected species.

Given the extent of the Sunnica site, it would be more appropriate to
demonstrate that BNG can be achieved for each of the main components of
the scheme.

Monitoring will be essential to inform adaptive habitat management
throughout the lifetime of the project. Given the extent of this project and the
sensitivity of some aspects, monitoring for a 10 year period does not appear
to be proportionate.

Habitats Requlations Assessment

4.9

4.10

The Habitats Regulations Assessment (HRA) [APP-092] screens in the
potential for likely significant effects on Breckland Special Protection Area
(SPA). The subsequent Appropriate Assessment takes into account proposed
mitigation which includes off setting land for nesting and foraging Stone
Curlew, and the timing of maintenance to panels within 500m of the off-
setting land. However, there is a lack of evidence in the public domain to
ascertain whether stone curlew avoid nesting or foraging near solar panels.

It will be important to consider whether the off setting proposals meet the
criteria set out in Natural England’s advice note ‘Sourcing and managing
mitigation land’3 and that there is certainty over the timely delivery and
effectiveness of the measures proposed such that they can properly be
described as mitigation It will also be important to consider whether there are
measures in reserve that could be implemented if monitoring shows that the
proposed measures are not effective to avoid any residual effects and the

3DC 21 0115 FUL-NATURAL ENGLAND - CONSULTEE COMMENT-1931735.pdf

(westsuffolk.gov.uk)



https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001840-SEF_ES_6.2_Appendix_8M_HRA%20Report%20to%20Inform%20an%20Appropriate%20Assessment.pdf
https://planning.westsuffolk.gov.uk/online-applications/files/BDE5A117C3C55A1D3B9DF72CF7A3C9E9/pdf/DC_21_0115_FUL-NATURAL_ENGLAND_-_CONSULTEE_COMMENT-1931735.pdf
https://planning.westsuffolk.gov.uk/online-applications/files/BDE5A117C3C55A1D3B9DF72CF7A3C9E9/pdf/DC_21_0115_FUL-NATURAL_ENGLAND_-_CONSULTEE_COMMENT-1931735.pdf
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consequent accumulation of non-significant adverse effects with the
cumulative schemes.

Decommissioning

4.11 There is a lack of information on the long-term survival (i.e. beyond 40 years)

of the newly created habitats. The end of the project and the extent to which
the site will return to its original state, is very much a crucial part of the
decision-making process (as suggested in the Draft National Policy Statement
for Renewable Energy Infrastructure* (EN-3), and not something that should
be left out of the assessment or avoided through discharging the responsibility
back to the individual landowner. It is very possible that long-term, there will
be a net loss to biodiversity, which would affect large areas of Suffolk (and
Cambridgeshire). If this is a possibility, then it needs to be fully considered in
the decision-making process.

What is required going forward

4.12 WSC will expect, as a minimum for the applicant to make additional

amendments to the design to further avoid or reduce impacts on important
habitats and species, and to adequately mitigate or compensate where
impacts are un-avoidable. The applicant should also be prepared to work up
future management prescriptions and monitoring of the habitat creation to
provide clarity and real benefits to biodiversity.

5 Landscape and Visual Amenity

Scale and extent of the project

5.1

5.2

5.3

In landscape terms Sunnica is set apart from other consented solar
developments, including other NSIPs, by its scale and extent, as it consists of
four sites which are connected by cable corridors (982ha in total excluding
cable routes). These factors lead to significant landscape and visual issues.

Rather than being perceived as a solar development occupying an area of land
within a wider landscape, Sunnica has the potential to dominate and transform
the local landscape, to alter it beyond recognition, and thus to create a new
landscape altogether.

Parts of Sunnica East A, all of Sunnica East B and some cable routes, are
located in West Suffolk.

The impacts on character, amenity, and sense of place

5.4

The fragmented layout of the proposals, located amidst and around several
settlements, has the potential to impact on local character to such an extent

4

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment d

ata/file/1015236/en-3-draft-for-consultation.pdf



https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1015236/en-3-draft-for-consultation.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1015236/en-3-draft-for-consultation.pdf
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5.5

5.6

as to negatively affect the sense of place, and the place attachment of the
residents, of the affected villages and communities. Many residents will
experience the adverse visual effects of various elements of the solar farm, as
part of their daily routines. This includes, not only the panels themselves but
also the battery storage compounds and general security infrastructure such
as fencing and lighting, as well as access roads, which will not be assimilated
into the surroundings.

This is likely to adversely affect their quality of life, contrary to the Design
Principles of the National Infrastructure Commission®.

The intra- and inter-cumulative, and sequential effects, on landscape
character and on recreational and transport users of highways, Public Rights of
Way and cycle routes will need to be fully explored and minimised.

Assessment of adverse impacts

5.7

5.8

5.9

5.10

There remain concerns about the legibility and presentation of the landscape
and visual impact assessment including the visualisations.

Elements of the scheme, such as road improvements, have not been included
in the Landscape and Visual Impact Assessment (LVIA) [APP-042] and could
potentially result in adverse effects such as urbanisation and loss of vegetation
in the rural landscape.

The lack of detail (for example, incomplete information on the sites landscape
features that are being relied on, the quantification of vegetation losses and
the consideration of required visibility splays at access points and their impact
on roadside trees and hedges) does not promote a full and clear
understanding of the landscape and visual effects of the proposals.

In-combination effects with other projects and proposals do not appear to
have been adequately considered, for example it is not clear why some
cumulative schemes have been omitted from assessment at stage 3 & 4 in ES
section 10.11.

The accumulation of adverse impacts

5.11

Given the scale of the proposal, and the consequent accumulation of non-
significant adverse effects, it will be essential to address and minimise these
as far as possible, as in combination non-significant, repeated, or sequential,
visual effects will become significant.

The duration of adverse impacts

5 https://nic.org.uk/app/uploads/NIC-Design-Principles.pdf



https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001785-SEF_ES_6.1_Chapter_10_Landscape%20and%20Visual%20Amenity.pdf
https://nic.org.uk/app/uploads/NIC-Design-Principles.pdf
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5.12

While the adverse visual effects on communities may be justifiable in the short
term to address the current climate change crisis, this is not justifiable in the
longer term, beyond the initial lifespan of the PV panels (approx. 25 years),
without a thorough review of the project. WSC considers that the proposed
lifespan of the project, of 40 years, and the consequent accumulation of
adverse effects, is not reasonable and appropriate, notwithstanding the need
to deliver Net Zero by 2050, and decarbonise the Grid by 2035°.

The mitigation proposals

5.13

5.14

5.15

5.16

5.17

5.18

5.19

The aim for landscape design and mitigation should be to retain the legibility
and character of the landscape and, ideally, to reduce the visual effects to
zero, where possible, as suggested at paragraph 2.51.2 the Draft National
Policy Statement for Renewable Energy Infrastructure’ (EN-3), especially for
visual receptors, at the edges of settlements, and along routes connecting
settlements.

As the mitigation must be appropriate to the local landscape character, it may
not be possible to screen the solar panels from all visual receptors. For these
areas, positive place making is required and the applicant needs to provide
innovative design solutions, which demonstrate that, although the panel
arrays may be visible, they sit well within the landscape, are not dominant or
too prominent, and do not detract significantly from it.

The requirements to make the proposals acceptable in landscape terms, will
need to be integrated with the requirements to also mitigate for ecology,
cultural heritage, and public access impacts.

The network of existing environmental features should be retained and
enhanced as part of the vision in the Landscape and Ecological Management
Plan (LEMP) [APP-108], along with new features that are required and
proposed by that plan. Together these will form the framework in which the
development will sit.

However, a key component in the success or otherwise, of the project’s Green
Infrastructure (GI) will be effective management, in the short and long term,
and this should be part of the LEMP vision.

If the intention is for the proposed GI is to reflect the surrounding landscape
character and context, this should also be part of the overall LEMP vision.

Landscape proposals should be tailored to the location and conditions of each
site, noting that these change across the DCO site. Therefore, specific

6 https://www.gov.uk/government/news/plans-unveiled-to-decarbonise-uk-power-system-

by-2035
7

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment d

ata/file/1015236/en-3-draft-for-consultation.pdf



https://www.gov.uk/government/news/plans-unveiled-to-decarbonise-uk-power-system-by-2035
https://www.gov.uk/government/news/plans-unveiled-to-decarbonise-uk-power-system-by-2035
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1015236/en-3-draft-for-consultation.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1015236/en-3-draft-for-consultation.pdf
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5.20

management prescriptions will be required. The current proposals (including
detail in the Framework LEMP) do not necessarily facilitate this approach.

WSC is continuing to review the documents submitted and will provide
detailed comments in the LIR.

What is required going forward

5.21

Notwithstanding the overall concerns about the scale and duration of the
development, WSC expects the applicant, as a minimum, to address the main
areas of concern as expressed and work with the local authorities to reduce
the impacts on the character of the landscape and on the most sensitive
receptors by redesigning elements of the scheme.

6 Noise and vibration

6.1

In the main, WSC accept the methodology and references to legislation,
current guidance and British Standards used in the submission documents, to
quantify construction and operational noise. However, there are several
observations from the perspective of the West Suffolk Private Sector Housing
and Environmental Health (PSH&EH) team.

Statutory Nuisance Statement [APP-266]

6.2

6.3

6.4

Section 158 of the Planning Act 2008 advises that in developments of this size
the statutory authority for carrying out a development provides a defence in
any civil or criminal proceedings for nuisance under Part III of the
Environmental Protection Act 1990 i.e. the nuisance was the inevitable
consequence of the development that has been authorised.

This is termed the statutory authority defence but only applies to actions that
are a nuisance and not those determined to be prejudicial to health.

Although statutory noise nuisance does not provide for a maximum level of
noise to be attained, the spirit of the legislation is the prevention of an
unreasonable and substantial interference to a person’s quality of life. This is
the threshold at which a nuisance is assessed. It is very important that
possible sources of nuisance under section 79(1) of the 1990 Act and how
they may be mitigated or limited, are considered so that appropriate
requirements can be included in any subsequent order granting development
consent. However, it is WSC'’s view that the submission lacks detail in the
assessment of adverse amenity impacts. Although the submission does
identify potential adverse effects on noise sensitive receptors at all stages of
the development, relying simply on fixed limits by the use of NOAEL, LOAEL
and SOAEL can underestimate the impact on receptors especially as the
mitigation available relies on this assessment.

Appendix 11C Baseline Noise Survey [APP-111]

6.5

It is noted that for the monitoring surveys several of the sites chosen were
immediately adjacent to roads. Practical considerations may have required


https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-002014-SEF_7.5_Statutory%20Nuisance%20Statement.pdf
https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001859-SEF_ES_6.2_Appendix_11C_Baseline%20Noise%20Survey.pdf
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6.6

6.7

6.8

this, but it is expected that ambient and background noise levels at domestic
properties in many of the villages, particularly properties sited away from
roadsides or screened by buildings, to be lower.

The development sites are positioned in isolated fields often some distance
from roads, with construction plant and operational plant potentially having a
line of sight to rural dwellings with no intervening existing noise sources,
particularly at night. It is noted that Lo levels at six of the long-term
monitoring sites is measured to be 40 dB(A) or higher at night, with only five
sites showing a Lgo of below 40 dB(A). The lowest measured ambient level
during the daytime is 49dB(A), with the highest four ambient levels being
shown at roadside monitoring positions. It will be important to have regard to
the rural nature of many of the dwellings in this locality which are not adjacent
to roads leading into or out of villages (therefore experiencing lower ambient
levels) and to fully consider the adequate protection of their external amenity
areas during construction phases.

In addition, there are residential properties that have not been assessed for
background and ambient levels which are likely to be particularly affected.
Property at Lee Farm is encircled by Sunnica East A and Bridge Farm Road,
Red Lodge is close to the proposed staff car park, construction compound,
HGV access and BESS at Sunnica East B.

The determination of LOAEL and SOAEL levels for vibration impacts is
accepted but the information provided with respect to human responses to
vibration is insufficient. The human response to vibration is very sensitive and
concerns are often raised by those affected. It is recommended that
monitoring procedures to be adopted within the detailed CEMPs [APP-123]
(and any Control of Pollution Act 1974 s.61 “Prior consent for work on
construction sites” application), and that vibration monitors are also installed
at key sites during specific periods, to enable reassurance to be provided to
residents and the Local Authority that guideline limits are being met.

Appendix 11D Construction Noise Modelling [APP-112] and Appendix 11E Operation

Noise Modelling [APP-113]

6.9

6.10

6.11

Insufficient data is provided regarding the sound levels of the proposed
inverters, transformers and battery units. Clarification is required on sound
power of the transformers and whether the noise levels being quoted are for
externally sited transformers or internal ones housed in solar stations with
associated cooling units.

Low frequency hum from any of the proposed fixed plant should be
considered. No data has been supplied to provide confidence that low
frequency hum will not be an issue at any residential properties in the West
Suffolk area, considering potential maximum loading scenarios and
environmental conditions (wind direction, temperature inversions etc) and the
number and type of proposed inverters, transformers, and battery units that
will be stationed at each of the proposed sites.

The assumptions made for the generation of the construction and operational
noise models require further exploration and assessment. Plant items were
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6.12

modelled as point sources at a standard height of 1m above ground levels.
Some of the fixed plant will be 3.5 m high with the battery storage containers
6m high. The proposals suggest that such items of plant will be grouped
together and therefore confirmation that the cumulative effects of the
equipment, in addition to increased height, will not affect the modelling results
is required. Receptor points were set at 1m above ground, but night-time
receptor points would be bedrooms at 4.5m high, so account should be taken
of this issue in modelling scenarios.

Clarification is also required that noise modelling at the construction stage has
taken into account the combined effects of both construction traffic and plant
noise where these sources are co-located.

Appendix 16C: Framework Construction Environmental Management Plan [APP-123]

6.13

6.14

6.15

6.16

6.17

Hours of work during construction phases are proposed to be between

0700 -1900 Mon-Sat. Construction hours on development sites are restricted
in West Suffolk to between 0800 and 1800 Mon-Fri, 0800 and 1300 Sat and at
no time on Sundays, Bank Holidays or Public Holidays. Where extensions to
these hours have been agreed, it has been only in cases where adverse noise
impacts could be appropriately controlled outside of the normal working hours.
This team would not support any proposal to conduct construction works
outside the core working hours traditionally imposed by WSC and supported
by current development plan policies, or on Sundays, Bank Holidays or Public
Holidays. Any exceptions to the above (for example, for exceptional
deliveries, large vehicle movements planned to avoid traffic etc.) would need
to be accompanied by specific noise mitigation measures that should be set
out in the CEMP together with justification of why the activity needs to be
undertaken outside the agreed working hours.

It will be necessary for the assessment of impact on the amenity of residents
to be continual, for onsite monitoring to continue for the duration of activity on
the site and for construction methods and practices to be continually
monitored and adjusted to mitigate adverse effects where an unforeseen or
previously underestimated impact is found to occur during construction or
operation.

There appears to be contradictory information regarding the burning of waste
on site. Confirmation will be required that there will be no burning of waste
during any phase of the development.

The general information provided in the CEMP with respect to noise and dust

controls is broadly acceptable, subject to the matters raised previously in this
document.

It is likely the DCO will contain a requirement that “exempts” the developer
from action under Section 79 of the Environmental Protection Act 1990
(Statutory Nuisance), as is usual in these cases. However, due to the nature,
size and duration of this development it is likely to cause complaint and there
is an expectation that there will be cooperation with the PSH&EH Team in
finding a resolution where complaints are received and found to have merit.
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We will be seeking an assurance within the relevant documents to this effect
and that a robust complaint management procedure is developed to support
it.

7 Socio-Economics and Land Use

Agricultural land and soils

7.1

7.2

7.3

Notwithstanding the fact that the draft EN-38 has not yet been designated, it
clearly sets out sequentially preferable sites for the location of ground
mounted solar PV projects, stating that previously developed land, brownfield
land, contaminated land and industrial land should be considered ahead of
agricultural land, preferably of classification 3b, 4 and 5 (2.48.13).

While it is recognised that draft EN-3 also states that ‘land type should not be
a predominating factor in determining the suitability of the site location’, WSC
remains concerned that the proposal will result in the loss of a significant
amount (approximately 886 hectares) of grade 3b and 4 land (table 5-2 [APP-
114]). As detailed in the Soils and Agriculture Baseline Report, this land is
highly productive farmland and its loss to agriculture will directly impact the
ability of the region to be self-sufficient in relation to food production. Until
such time as the strategic question of whether large areas of productive
agricultural land should be used for solar power generation, as opposed to
focussing solar generation on rooftops and previously developed land, then
this point remains open to debate.

The applicant has failed to assess the soils and agricultural land quality of the
cable route, in direct contravention of draft EN-3, which states that soil
surveys should be extended to the underground cabling and access routes
(2.48.14). Notwithstanding the applicant’s position that the installation of the
cable route will not affect the quality or future use of the agricultural land it
travels through, consideration should be given to the methods employed to
carry out this element of the development. The disturbance of the topsoil and
subsoil can have a lasting impact on the quality of the soil and the retention of
water and this should be taken into account.

Existing local plan allocations

7.4

7.5

In respect of current local plan allocations in the West Suffolk area, it is
accepted that no allocations fall within the Order limits, and three allocations
in the former Forest Heath area SALP lie within 1km of the Order limits (Table
12-19).

Table 2-3 in the Planning Statement Part 1 [APP-261] lists the relevant
adopted local development plan allocations and safeguarded areas within and
close to the Order limits. Allocation SA10(a) Land north of Acorn Way
(referred to in Chapter 12 Socio-Economics and Land Use, Table 12-19) is
omitted from table 2-3, which is assumed to be an error that needs rectifying
as the site falls within 1km of the Order limits.

8 Draft National Policy Statement for Renewable Energy Infrastructure (EN-3)

(publishing.service.gov.uk)
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Emerging local plan

7.6

7.7

7.8

7.9

7.10

The employment site (ref WSE04) included in the West Suffolk Regulation 18
Issues and Options local plan® is noted in table 2-3 of the Planning Statement
[APP-261] as a safeguarded area close to the Order limits. This site lies
directly to the southeast of Sunnica East Site B and it is therefore requested
that ongoing dialogue is maintained on the basis this site is a potential area of
employment for consideration through the preparation of the West Suffolk
local plan.

The joint statutory consultation response prepared by the four host authorities
(December 2020)1° raised concerns that insufficient consideration had been
given to West Suffolk’s longer term growth aspirations. Part One of the
Planning Statement [APP-261] refers to a number of potential future schemes
at paragraph 2.6.15. Paragraph 2.6.16 of the Statement goes on to state the
following in respect of the schemes listed:

"The Applicant has not identified any allocation or safeguarded land within an
adopted Development Plan document, nor any development consent order or
planning application/permission either granted in progress for any of the
above schemes. As such, it is considered that these are at too early a stage to
be relevant to the decision on this Application and are therefore not
considered further by this Planning Statement.”

The schemes identified in the planning statement that are deemed too early in
the development stage to be relevant to this application may be progressed by
the council, neighbouring authorities and statutory stakeholders in due course.
As such the schemes should be given sufficient weight in the assessment of
this application as it progresses through examination by maintaining an open
dialogue with key parties, ensuring projects required to support future growth
in the district, and the surrounding area, are not compromised. WSC would
also need to be confident that neighbouring authorities, Highways Agency and
SCC and other infrastructure providers were content that the application and
Order limits have no impact on future planned projects/schemes in the
district.

The timeline for the publication of the West Suffolk local plan has been
reviewed and a revised local development scheme (LDS) published in January
2022. This indicates a preferred options local plan consultation from May-July
202211,

Providing for the future housing and employment requirements of the area
through local plan preparation is the cornerstone of the government’s plan-led
system and is vital to support local communities and deliver growth. The time
taken to progress plans, and the projects within them, can be lengthy and
require extensive joined up working. It is considered that overall there

9 West Suffolk Local Plan Review

10 Sunnica Statutory Consultation Response.pdf (westsuffolk.gov.uk)

11 West Suffolk Council Local Development Scheme January 2022 - West Suffolk Local Plan

new programme
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remains a lack of recognition in the ES of the importance of emerging local
plans and projects and how potential impacts may be mitigated. This should
be rectified by ensuring continuous and open dialogue with the council and its
key partners through the Examination process.

Outline Skills, Supply Chain and Employment Plan [APP-268]

7.11

7.12

7.13

WSC note that the project will take 24 months to construct and whilst it will
offer short term employment (mainly for electrical engineers and solar panel
assemblers) it is only for two years. The level of employment maintained
once the project is completed drops significantly to 17 permanent staff on site
at any one time, this is based on a 3 shift daily pattern. There is not a
sizeable gain in permanent employment numbers generated by this scheme,
particularly, when the area of coverage is taken into account, though
investment in employment opportunities and green energy is welcomed.

WSC also welcomes the engagement of the applicant in achieving the 7 skills
opportunities highlighted in the Outline Skills, Supply Chain and Employment
Plan (section 5.2), though WSC would expect that a project of this scale and
investment looks to address these opportunities as a matter of course. The

applicants need to demonstrate how they will deliver the outputs associated

with these opportunities and WSC expects to see a means of monitoring the

outputs accordingly.

As highlighted above, WSC considers that the scale and size of the scheme is
likely to impact upon the natural beauty of the area, which in turn may have
some negative influence on tourism and visitor numbers. However, there is
also the opportunity to promote this scheme in support of the Climate
Emergency and Greenest County work that remains ongoing. The area
largely falls within the geography of the Cambridge Norwich Tech Corridor
(CNTC) and whilst there is the possibility the development may adversely
impact tourism, there may also be the potential to gain positive coverage
which supports the green and tech branding work of the CNTC, potentially
encouraging new employment to the area. The applicant has failed to address
the impact on the CNTC and further information on is therefore requested by
WSC.

8 Transport and Access

8.1

8.2

WSC consider that the proposals in relation to transport and access are
inadequate in a number of ways. In particular, WSC are aware that SCC, as
local highway authority, have significant concerns regarding the
methodologies for the Transport Assessment [APP-117] and the ES
assessment of Transport and Access impacts [APP-045].

WSC is continuing to review the Works Plans [APP-007], Access and Rights of
Way Plans [APP-008] and The Traffic Regulation Measures Plans [APP-009,
APP-010, APP-011, APP-012 and APP-013] and will provide detailed comments
in the LIR. However, WSC note that there is a significant lack of detail as to
the nature of the works to be carried out to the highway for the purposes of
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8.3

8.4

8.4

8.5

facilitating access and the passage of abnormal indivisible loads. Further
information is required in order to fully assess the impact of all street works
on other road users and in relation to matters such as trees and hedgerows.

Significant concerns remain as to the suitability of narrow rural lanes for
construction traffic, with numerous sharp bends and junctions known to have
poor safety records to be navigated by construction workers and HGV traffic.
Even with the proposed street works WSC remains unconvinced that several
lanes and junctions will be able to accommodate the traffic likely to be
generated by the development. In particular WSC is concerned that the
junction of Freckenham Road and Newmarket Road cannot be made suitable
for HGV/crane use. Similarly, EIms Road is inherently unsuitable for the
volume and type of traffic that will be using it and it is unclear whether the
Isleham Road/Beck Road bridge can be made safe for use by large/heavy
vehicles.

WSC is also particularly concerned regarding the impact of the proposal on
street U6006. It is unclear how this ‘green route’ will be protected for the
duration of construction and for the lifetime of the development. Of note is
the intention to create a vehicular access across a route that is predominately
used by non-motorised users.

There is no requirement within the draft DCO requiring approval of highways
works by SCC and therefore no control on the detailed design of the accesses.

Protective provisions, similar to those included in the DCO for other statutory
undertakers, are necessary to allow SCC as local highway authority (and in its
capacity as authorising authority) to discharge its responsibilities to access,
inspect and maintain the public highway within the order limits.

9 Air quality

9.1

The Air Quality chapter of the Environmental Statement [APP-046] presents
the findings of an assessment of the likely impacts to local air quality. WSC
has reviewed the assessment methodology and can confirm that it is
appropriate. The impact of additional road traffic during the construction
phase is not identified as being significant, whilst the impacts during the
operational phase have been scoped out of the assessment due to the very
small number of likely vehicle movements when the proposed solar farm is
operational. WSC are in agreement with these conclusions.

10 Human Health

10.1 Until such time as SCC as local highway authority has accepted the

information submitted in the Transport and Access chapter of the ES [APP-
045] WSC consider that the assumptions made and conclusions reached in
connection with a number of areas within the Human Health chapter of the ES
[APP-047] cannot be verified, in particular where the impact of construction
traffic is relevant.
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10.2

10.3

The impact of the proposal on non-motorised users results in a negative
health impact on accessibility and active travel and social cohesion and
lifetime neighbourhoods. WSC considers this to be unacceptable.

The applicant has failed to recognise the general stress and anxiety impacting
on quality of life and wellbeing that will be caused from a project of this scale
and nature, in close proximity to a number of communities.

11 Other Environmental Topics

Appendix 16A - Glint and Glare Assessment [APP-121]

11.1

WSC has no expertise to comment on the content of this report. We would
recommend that all parties with an interest in this consequence of the
proposal are consulted. This should include (but not be restricted to) the
effects on aircraft, highways, railways, footpath users and recreational users
of land and those premises identified as likely to be affected. In relation to
effects on aircraft, the proximity of RAF Mildenhall and RAF Lakenheath should
be taken into account.

Ground conditions

11.2

WSC has reviewed the Ground Conditions Phase 1 Preliminary Environmental
Risk Assessment report [APP-122] and considered that it is an appropriate
assessment. It is noted that a DCO requirement is proposed which would
require a site investigation to be undertaken at the post consent stage to
provide geo-environmental data to evaluate soil and groundwater quality. We
welcome this proposed further assessment.

Major Accidents and Disasters

11.3

At the Scoping Opinion stage Public Health England (PHE) stated that it would
expect to see information about how the promotor would respond to accidents
with potential off-site emissions at construction, operation and
decommissioning. The applicant makes reference in Table 16.8 [APP-048] to
the Framework Construction Environmental Management Plan [APP-123],
which appears to be very light on detail at the operational and
decommissioning stages. With the exception of the Outline Battery Fire Safety
Management Plan [APP-267] there is no specific detail on the risks associated
with major accidents and disasters, with the generic statement that ‘all works
will be undertaken in accordance with relevant Health and Safety Legislation
and Guidance’.

12 Battery Fire Safety

12.1 The local community has raised concerns regarding the safety, in the event of

12.2

a fire, of the sizable and numerous Battery Energy Storage Systems (BESS).
WSC are aware that SCC, in its role as Suffolk Fire and Rescue Authority

(SFRA), engaged with the applicant at the pre-submission stages to fully
explore the particular risk characteristics of a potential lithium-ion battery fire.
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12.3

12.4

12.5

12.6

SFRA have set out what design measures and safety processes should be in
place to mitigate the risk of fire and allow the Service to effectively respond in
an emergency.

SFRA has indicated to WSC that the Outline Battery Fire Safety Management
Plan [APP-267] appears to meet the requirements outlined by SFRA during the
consultation process. SCC are satisfied that, subject to the relevant control
documents being secured by the draft DCO, it is unlikely that they will object
to this aspect of the development on fire safety grounds.

Notwithstanding the above, WSC remains concerned that the lack of details
contained within the application regarding the size of the BESS and the
technology that will be utilised means that the impact of a battery fire cannot
be fully assessed. It has been well documented that Lithium-ion battery
energy storage systems are at risk of thermal runaway and that, unchecked,
such an event could be catastrophic. There have been several such events
across the globe and within Great Britain, with many unanswered questions as
to the safety of battery energy storage systems and the measures that are
required to prevent and manage a fire'2. The applicant acknowledges that
there is a lack of legislation and national guidance in respect of battery
storage and consequently Suffolk Fire & Rescue has had to produce its own
plan of mitigation, without relying on any empirical or scientific assessment.
Until such time this untested technology is developed further and appropriate
guidance and legislation is put in place, it is necessary to very carefully
scrutinise any proposal for a BESS of the size proposed for this scheme. The
application as submitted does little to dispel the local community’s concerns
regarding this element of the proposal and it is considered that this topic
should be explored further through the examination, with further information
required from the applicant as to the capacity of the BESS and the technology
to be employed.

The Outline Battery Fire Safety Management Plan appears to include measures
to contain any contaminated water from any potential firefighting. The level
of detail provided is consistent with an outline plan and it is expected that
further detail is secured by requirement. It should be noted that any failure of
the system would primarily impact controlled waters (either surface water or
the groundwater), which would be the responsibility of either the Environment
Agency or the LLFA. The list of consultees within the Outline Battery Fire
Safety Management Plan (section 2.4) does not include either the EA or the
LLFA and WSC request that they are added to the list of consultees.

SCC has stated that it does not have sufficient in-house expertise to be able to
evaluate the submitted appendix on Unplanned Atmospheric Emissions from
Battery Energy Storage Systems [APP-124]. Similarly, WSC are not able to
comment on the effects of this occurrence at this stage, however, it remains
concerned that further simulation of the likely impacts from a failure of the
BESS, including potential dust and toxic clouds, and their impact on nearby
communities, is required. This will be explored further in the LIR.

13 Fuel Consumption

12 (PDF) Safety of Grid Scale Lithium-ion Battery Energy Storage Systems (researchgate.net)
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13.1

13.2

13.3

Fuel consumption during construction will be significant with an estimated
312,500 L to be used for site construction and 37,500 L to be used for cable
route construction [Chapter 3 Scheme Description, 3.6.49 [APP-035].

The applicant should set out an approach to reduce fuel consumption and
associated emissions. Clear targets for reducing consumption and emissions
should be set out and monitored, with consideration to the region’s net zero
goals. In addition, the applicant should provide details of arrangements for
the storage of fuel and the management and containment of any fuel
spillages/leaks. Details of remediation strategies should also be provided.

Electric and hybrid plant machinery should be the first choice, where available,
and plant drivers should be trained to improve efficiency and the use of eco-
modes.

14 Construction Standards

14.1

14.2

14.3

WSC do not feel that the Considerate Constructors Scheme (CCS) [APP-123] is
a robust enough standard to ensure that a development of this size and
national significance is appropriate for managing and reducing the
environmental impacts arising — especially in relation to the fuel inputs,
vehicle journeys, waste generated, and water usage.

Although listed as Best Practice the CCS is instead commonplace with a light
touch approach to on-site environmental management. It does require
monitoring of impacts, but we would expect that such a development will seek
to ensure it meets environmental management best practice in terms of target
setting, on site management, monitoring and reporting as well of off-site
reporting to key stakeholders. In terms of demonstrating Best Practice, we
would expect a stated objective to achieve an Excellent or higher CEEQUAL
rating as set out in Version 6. Credits for management, resources, and
transport should be targeted.

It is recommended that this development sets a CEEQUAL target to achieve
and enhance the level of monitoring of key emissions sources during
construction and works to manage and reduce these emissions to achieve the
CEEQAL standard.

15 Impact on the horse racing industry

15.1

15.2

The scheme is located within close proximity to the town of Newmarket, within
the district of West Suffolk and on the border with East Cambridgeshire.
Newmarket is recognised as the international home of horse racing and the
industry plays a significant role in the area in terms of its economic
importance (it is the largest employer and economic contributor in West
Suffolk), and social and cultural influence and the character of the built and
natural environment.

The project will impact upon the character of the built and natural
environment in the vicinity of Newmarket and impact upon its reputation. The
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https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001797-SEF_ES_6.1_Chapter_3_Scheme%20Description.pdf
https://infrastructure.planninginspectorate.gov.uk/wp-content/ipc/uploads/projects/EN010106/EN010106-001871-SEF_ES_6.2_Appendix_16C_Framework%20Construction%20Environmental%20Management%20Plan.pdf

DRAFT Appendix A

15.3

15.4

15.5

Limekilns are of international and national importance as the finest training
grounds in the world due to their aspect, management, historic context and
setting. They are identified in the Newmarket Neighbourhood Plan as an
historic and protected view and the assessment work undertaken by the
applicant disguises the destructive impact the project will have on this historic
view.

Sunnica West A will be directly visible from the Limekilns and directly impact a
view which has remained largely unchanged for 300+ years, creating an
industrial background to the Limekilns setting, which will detract from the
attractiveness of Newmarket as a suitable place in which to breed and train
racehorses.

Racehorses require peace and tranquillity both in the breeding arrangements
at studs and in the training of young, highly strung racehorses. Racehorses
are startled by sights and this scheme presents a danger to both horses and
riders as it will be seen easily from historic training grounds. Likewise, the
applicant has failed to demonstrate that the project will not have a damaging
and detrimental effect on tourism in Newmarket and investment in the
racehorse industry.

The applicant has failed to conduct a detailed, genuine assessment of the
impact of the proposal at the construction, operation and decommissioning
stages on the horse racing industry. The impact of construction traffic in
particular, in an area already subject to congestion, as well as detrimental
landscape impacts remain a very serious concern to WSC. Further details on
these points will be set out in the LIR.
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