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Application No: DC/20/0479/FUL

AGENT APPLICANT
Mr Martyn Pattie - M P Architects LLP
Great Bansons
Bansons Lane
Ongar
CM5 9AR
UK

Mr Darren Pomfrett
63 Cloverly Road
Ongar
CM5 9BX

Date Registered: 13 March 2020

Date of Decision: 14 April 2021

Town And Country Planning Act 1990 (as Amended)

Town & Country Planning (Development Management Procedure) 
(England) Order 2015

Proposal: Planning Application - Construction of Public House and 
Restaurant (Sui generis) (following demolition of existing 
derelict Public House) and associated access, parking and 
landscaping

Location: The Fox Ph, Haverhill Road, Little Wratting, Haverhill, Suffolk, 
CB9 7UD

Permission is hereby GRANTED by the Council as Local Planning Authority for the 
purpose of the above Act and Orders for development in complete accordance with 
the approved plans, specifications and information contained in the application, and 
subject to compliance with the following condition(s):

 1 The development hereby permitted shall be begun not later than three years 
from the date of this permission.

Reason: In accordance with Section 91 of the Town and Country Planning Act 
1990.

 2 The development hereby permitted shall not be carried out except in 
complete accordance with the details shown on the following approved plans 
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and documents:

Reason: To define the scope and extent of this permission.

Reference number Plan type Date received 
2234 11 Photographs 13 March 2020
2234 10 Existing block plan 13 March 2020
2234 12 Rev C Site plan and block 

plan
5 November 2020

2234 13 Rev A Proposed elevations 
& floor plans

21 July 2020

MP/FOX/01 Tree protection plan 13 March 2020
 MP/FOX/02 Location of trees 13 March 2020
(-) Arboricultural 

assessment
13 March 2020

(-) Land contamination 
assessment

13 March 2020

(-) Design and access 
statement

13 March 2020

(-) Ecological survey 13 March 2020
(-) Transport 

assessment
26 October 2020

(-) Drainage proforma 13 March 2020
(-) Application form 13 March 2020

 3 Prior to commencement of development details of the proposed access 
(including the position of any gates to be erected, width, levels and gradients 
and visibility splays provided) shall be submitted to and approved in writing 
by the Local Planning Authority. The approved access shall be laid out and 
constructed in its entirety prior to the first use of the development. 
Thereafter the access shall be retained thereafter in its approved form.

Reason: To ensure that the access is designed and constructed to an 
appropriate specification and made available for use at an appropriate time, 
in accordance with policy DM2 of the West Suffolk Joint Development 
Management Policies Document 2015, Chapter 9 of the National Planning 
Policy Framework and all relevant Core Strategy Policies.  This condition 
requires matters to be agreed prior to commencement since it relates to 
highway safety and it is necessary to secure details prior to any other works 
taking place.

 4 No development above ground shall take place until details have been 
submitted to and approved in writing by the Local Planning Authority showing 
the means to prevent the discharge of surface water from the development 
onto the highway. The approved scheme shall be carried out in its entirety 
before the access is first used and shall be retained thereafter in its approved 
form.
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Reason: To prevent hazards caused by flowing water or ice on the highway, 
in accordance with policy DM2 and DM6 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapters 9 and 14 of the 
National Planning Policy Framework and all relevant Core Strategy Policies.

 5 All HGV and construction traffic movements to and from the site over the 
duration of the construction period shall be subject to a Construction and 
Deliveries Management Plan which shall be submitted to the planning 
authority for approval a minimum of 28 days before any deliveries of 
materials commence.
No HGV movements shall be permitted to and from the site other than in 
accordance with the routes defined in the Plan.
The site operator shall maintain a register of complaints and record of actions 
taken to deal with such complaints at the site office as specified in the Plan 
throughout the period of occupation of the site. 

Reason: To reduce and / or remove as far as is reasonably possible the 
effects of HGV and construction traffic in sensitive areas, in the interest of 
highway safety, in accordance with policy DM2 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapter 9 of the 
National Planning Policy Framework and all relevant Core Strategy Policies.

 6 Prior to first use of the development hereby permitted, the area(s) within the 
site shown on drawing No. 2234 12 Rev C for the purpose of loading, 
unloading, manoeuvring and parking of vehicles and the secure storage of 
cycles shall be provided.  Thereafter the area(s) shall be retained and used 
for no other purpose.

Reason: To ensure that sufficient space for the on-site parking of vehicles is 
provided, in accordance with policy DM2 and DM46 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapter 9 of the 
National Planning Policy Framework and all relevant Core Strategy Policies.

 7 All waste and delivery vehicle traffic movements to and from the site shall be 
subject to a Deliveries and Servicing Strategy Management Plan which shall 
be submitted to the planning authority for approval before the first use of the 
site. No vehicle movements shall be permitted to and from the site other 
than in accordance with the routes and times defined in the Plan.

Reason: To reduce and / or remove as far as is reasonably possible the 
effects of HGV service and delivery traffic in sensitive areas, in the interest of 
highway safety, in accordance with policy DM2 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapter 9 of the 
National Planning Policy Framework and all relevant Core Strategy Policies.

 8 The area(s) to be provided for storage of Refuse/Recycling bins as shown on 
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drawing number 2234 12 Rev C shall be provided in its entirety before the 
development is brought into first use. Thereafter the area(s) shall be 
retained and used for no other purpose.

Reason: To ensure that refuse recycling bins are not stored or presented on 
the highway causing obstruction and dangers for other users, in accordance 
with policy DM2 of the West Suffolk Joint Development Management Policies 
Document 2015, Chapter 9 of the National Planning Policy Framework and all 
relevant Core Strategy Policies.

 9 Demolition or construction works shall not take place outside 8am hours to 
6pm hours Mondays to Fridays and 8:30am hours to 1pm hours on 
Saturdays and at no time on Sundays, public holidays or bank holidays.

Reason: To protect the amenity of occupiers of adjacent properties from 
noise and disturbance, in accordance with policies DM2 and DM14 of the 
West Suffolk Joint Development Management Policies Document 2015, 
Chapter 15 of the National Planning Policy Framework and all relevant Core 
Strategy Policies.

10 Prior to commencement of development, including any works of demolition, a 
Construction Method Statement shall be submitted to, and approved in 
writing by, the Local Planning Authority. The approved Statement shall be 
adhered to throughout the construction period. The Statement shall provide 
for:

a. The parking of vehicles of site operatives and visitors 
b. Loading and unloading of plant and materials  
c. Site set-up including arrangements for the storage of plant and 

materials used in constructing the development and the provision of 
temporary offices, plant and machinery

d. The erection and maintenance of security hoarding including 
external safety and information signage, interpretation boards, decorative 
displays and facilities for public viewing, where appropriate  

e. Wheel washing facilities  
f. Measures to control the emission of dust and dirt during construction  
g. A scheme for recycling/disposing of waste resulting from demolition 

and construction works 
h. Hours of construction operations including times for deliveries and 

the removal of excavated materials and waste 
i. Noise method statements and noise levels for each construction 

activity including piling and excavation operations 
j. Access and protection measures around the construction site for 

pedestrians, cyclists and other road users including arrangements for 
diversions during the construction period and for the provision of associated 
directional signage relating thereto.

Reason: To ensure the satisfactory development of the site and to protect 
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the amenity of occupiers of adjacent properties from noise and disturbance, 
in accordance with policies DM2 and DM14 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapter 15 of the 
National Planning Policy Framework and all relevant Core Strategy Policies.  
This condition requires matters to be agreed prior to commencement to 
ensure that appropriate arrangements are put into place before any works 
take place on site that are likely to impact the area and nearby occupiers.

11 Prior to first use details of the ventilation system and system to control 
odours from any cooking process shall be submitted to and approved in 
writing by the Local Planning Authority. The details shall include the 
measures to abate the noise from the systems and a maintenance 
programme for the systems. The system shall be installed prior to first use 
and thereafter the systems shall be retained and maintained in complete 
accordance with the approved details unless the written consent of the Local 
Planning Authority is obtained for any variation.

Reason: To protect the amenities of occupiers of properties in the locality, in 
accordance with policy DM2 of the West Suffolk Joint Development 
Management Policies Document 2015, Chapter 15 of the National Planning 
Policy Framework and all relevant Core Strategy Policies.

12 No plant or equipment associated with the development shall be installed 
until details thereof have first been submitted to and approved in writing by 
the Local Planning Authority. The details shall include specifications of the 
design, location and screening of the proposed plant or equipment. The plant 
or equipment shall be installed in complete accordance with the approved 
details before being first brought into use. Following installation the plant or 
equipment shall be retained in accordance with the approved details unless 
the prior written consent of the Local Planning Authority is obtained for any 
variation of the approved details or specifications.

Reason: To protect the amenities of occupiers of properties in the locality, in 
accordance with policies DM2 and DM14 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapter 15 of the 
National Planning Policy Framework and all relevant Core Strategy Policies.

13 Deliveries to the premises shall only take place between the hours of 8am 
and 6pm Mondays to Fridays and 8am and 5pm on Saturdays, Sundays, 
public holidays or bank holidays.

Reason: To protect the amenities of occupiers of properties in the locality, in 
accordance with Policies DM2 and DM14 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapter 15 of the 
National Planning Policy Framework and all relevant Core Strategy Policies.

14 The opening hours of the premises shall be restricted to only between the 
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following hours:  

9am-11pm Monday to Saturday
9am-10pm Sundays 

Reason: To minimise the impact of the development on the locality in the 
interests of amenity in accordance with policy DM2 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapter 12 of the 
National Planning Policy Framework and all relevant Core Strategy Policies.

15 All lighting installations to be provided at the site, including those within the 
car parking areas, service area, external terrace and garden, shall be 
positioned so as not to cause any glare to the residential properties in the 
vicinity of the site.

Reason: To prevent light pollution and protect the amenities of occupiers of 
properties in the locality, in accordance with policy DM2 and DM14 of the 
West Suffolk Joint Development Management Policies Document 2015, 
Chapter 15 of the National Planning Policy Framework and all relevant Core 
Strategy Policies.

16 No development above slab level shall take place until samples/details of the 
facing and roofing materials shall be submitted to and approved in writing by 
the Local Planning Authority. The development shall be carried out in 
accordance with the approved details.

Reason: To safeguard the character and appearance of the area, in 
accordance with policy DM2 of the West Suffolk Joint Development 
Management Policies Document 2015, Chapter 12 of the National Planning 
Policy Framework and all relevant Core Strategy Policies.

17 Prior to first operational use of the site, at least nine publicly available car 
parking spaces shall be equipped with working electric vehicle charge points, 
which shall be provided for staff and/or visitor use at locations reasonably 
accessible from car parking spaces. The Electric Vehicle Charge Points shall 
be retained thereafter and maintained in an operational condition.

Reason: To promote and facilitate the uptake of electric vehicles on the site 
in order to minimise emissions and ensure no deterioration to the local air 
quality, in accordance with Policy DM14 of the Joint Development 
Management Policies Document, paragraphs 105 and 110 of the National 
Planning Policy Framework (NPPF) paragraphs 105 and 110 and the Suffolk 
Parking Standards.

18 No development above ground level shall take place until a scheme of soft 
landscaping for the site drawn to a scale of not less than 1:200, has been 
submitted to and approved in writing by the Local Planning Authority. The 
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scheme shall include accurate indications of the position, species, girth, 
canopy spread and height of all existing trees and hedgerows on and 
adjacent to the site and details of any to be retained, together with measures 
for their protection during the course of development. Any retained trees 
removed, dying or becoming seriously damaged or diseased within five years 
of commencement shall be replaced within the first available planting season 
thereafter with planting of similar size and species unless the Local Planning 
Authority gives written consent for any variation. The works shall be 
completed in accordance with the approved plans and in accordance with a 
timetable to be agreed with the Local Planning Authority.

Reason: To enhance the appearance of the development and to ensure that 
the most vulnerable trees are adequately protected during the periods of 
construction, in accordance with policies DM2, DM12 and DM13 of the West 
Suffolk Joint Development Management Policies Document 2015, Chapters 
12 and 15 of the National Planning Policy Framework and all relevant Core 
Strategy Policies.

19 All ecological measures and/or works shall be carried out in accordance with 
the details contained in Preliminary Ecological Survey by T4 Ecology Ltd. 
March 2020 as already submitted with the planning application and agreed in 
principle with the Local Planning Authority prior to determination.

Reason: To secure biodiversity enhancements commensurate with the scale 
of the development, in accordance with policy DM12 of the West Suffolk Joint 
Development Management Policies Document 2015, Chapter 15 of the 
National Planning Policy Framework and all relevant Core Strategy Policies.

20 Prior to first use details of biodiversity enhancement measures to be installed 
at the site, including details of the timescale for installation, shall be 
submitted to and approved in writing by the Local Planning Authority. Any 
such measures as may be agreed shall be installed in accordance with the 
agreed timescales and thereafter retained as so installed. There shall be no 
use unless and until details of the biodiversity enhancement measures to be 
installed have been agreed in writing by the Local Planning Authority.

Reason: To secure biodiversity enhancements commensurate with the scale 
of the development, in accordance with policies DM11 and DM12 of the West 
Suffolk Joint Development Management Policies Document 2015, Chapter 15 
of the National Planning Policy Framework and all relevant Core Strategy 
Policies.

The Following policies are considered relevant to the current decision:

Development Management Policy DM1 Presumption in Favour of Sustainable 
Development 
Development Management Policy DM2 Creating Places Development 
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Principles and Local Distinctiveness 
Development Management Policy DM6 Flooding and Sustainable Drainage 
Development Management Policy DM7 Sustainable Design and Construction 
Development Management Policy DM11 Protected Species
Development Management Policy DM12 Mitigation, Enhancement, 
Management and Monitoring of Biodiversity
Development Management Policy DM13 Landscape Features
Development Management Policy DM41 Community Facilities and Services 
Development Management Policy DM44 Rights of Way 
Development Management Policy DM45 Transport Assessments and Travel 
Plans 
Development Management Policy DM46 Parking Standards 

Vision Policy HV1 - Presumption in Favour of Sustainable Development

Core Strategy Policy CS1 - St Edmundsbury Spatial Strategy
Core Strategy Policy CS2 - Sustainable Development
Core Strategy Policy CS3 - Design and Local Distinctiveness
Core Strategy Policy CS7 - Sustainable Transport
NPPF 2019

Informatives:

 1 Any failure to adhere to approved plans or to comply with any conditions or 
limitation attached to this permission/consent may lead to enforcement 
action being taken. This permission may be invalidated if conditions requiring 
compliance before commencement are not complied with.

 2 The project may be subject to the requirements of the Building regulations 
2010. Advice and assistance can be obtained from our Building Control Team 
on 01284 757387 or building.control@westsuffolk.gov.uk. They will work 
with you offering competitive fee quotations and pre-application advice upon 
request.

 3 This permission does not grant any approval or consent which may be 
required under any enactment, byelaw, order or registration other than the 
Town and Country Planning Act 1990 or under any covenant.

 4 The development hereby approved should be built in accordance with the 
approved plans as a further planning permission will be required where 
material alterations or revisions are proposed to an approved scheme. An 
application for non-material changes to the planning permission can be 
submitted in writing to the Local Planning Authority under Section 96A(4) of 
the Town and Country Planning Act 1990. A specific form will be required for 
that purpose and these are available via the Planning Portal or they can be 
downloaded from the council's website at www.westsuffolk.gov.uk. A fee of 
£34 for a householder application or £234 for all other applications will be 
required in order to register the application.

www.westsuffolk.gov.uk
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 5 Any works to a watercourse (i.e. main river, ordinary watercourse, ditches, 
dykes, cuts) require separate permits or consents from the local drainage 
authority before construction takes place. Please contact the following 
drainage authority if works affect:-

- Main river – may require environmental permit from the Environment 
Agency

- Non-main river – may require land drainage consent under section 23 of 
the Land Drainage Act 1991 either from the Lead Local Flood Authority or 
IDB.

 6 When determining planning applications The Town and Country Planning 
(Development Management Procedure) (England) Order 2015 requires Local 
Planning Authorities to explain how, in dealing with the application they have 
worked with the applicant to resolve any problems or issues arising.  In this 
case additional information was required during the course of the application 
to address the concerns and issues in respect of layout, parking and access. 
Additional details and amended plans were submitted which addressed the 
concerns and issues raised and enabled the Local Planning Authority to 
support the proposed development.

 7 It is an OFFENCE to carry out works within the public highway, which 
includes a Public Right of Way, without the permission of the Highway 
Authority. Any conditions which involve work within the limits of the public 
highway do not give the applicant permission to carry them out.  Unless 
otherwise agreed in writing all works within the public highway shall be 
carried out by the County Council or its agents at the applicant's expense. 
Suffolk County Council must be contacted,  telephone 0345 606 6067. A fee 
is payable to the Highway Authority for the assessment and inspection of 
both new vehicular crossing access works and improvements deemed 
necessary to existing vehicular crossings due to proposed development.

 8 The works within the public highway will be required to be designed and 
constructed in accordance with the County Council's specification. The 
applicant will also be required to enter into a legal agreement under the 
provisions of Section 278 of the Highways Act 1980 relating to the 
construction and subsequent adoption of the highway improvements.  
Amongst other things the Agreement will cover the specification of the 
highway works, safety audit procedures, construction and supervision and 
inspection of the works, bonding arrangements, indemnity of the County 
Council regarding noise insulation and land compensation claims, commuted 
sums, and changes to the existing street lighting and signing.
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Rachel Almond
Service Manager - Planning & Regulatory Services

Date:  14 April 2021
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West Suffolk Council
NOTES

1 If the applicant is aggrieved by the decision of the Local Planning 
Authority to refuse permission or consent, or to grant permission or 
consent subject to condition, they may appeal to the Secretary of State 
for Communities and Local Government. The applicant’s right of appeal is 
in accordance with the appropriate statutory provisions which follow:

Planning Applications: Section 78
Town and Country Planning Act 1990

Listed Building Applications: Section 20
Planning (Listed Buildings and 
Conservation Areas) Act 1990

Advertisement Applications: Section 78
Town and Country Planning Act 
1990 Regulation 15
Town and Country Planning 
(Control of Advertisements) 
Regulations 2007

Notice of appeal in the case of applications for advertisement consent must 
be served within eight weeks of receipt of this notice. Notice of 
Householder and Minor Commercial Appeals must be served within 12 
weeks, in all other cases, notice of appeal must be served within six 
months of this notice. If this is a decision on a planning application relating 
to the same or substantially the same land and development as is already 
the subject of an enforcement notice, if you want to appeal against your 
local planning authority’s decision on your application, then you must do so 
within 28 days of the date of this notice.  If an enforcement notice is 
served relating to the same or substantially the same land and 
development as in your application and if you want to appeal against your 
local planning authority’s decision on your application, then you must do so 
within: 28 days of the date of service of the enforcement notice, or within 
six months of the date of this notice, whichever period expires earlier.

Appeals must be made on a form which is obtainable from The Planning 
Inspectorate, Temple Quay House, 2 The Square, Temple Quay, Bristol, 
BS1 6PN or online at 
https://www.gov.uk/government/publications/model-notification-notice-
to-be-sent-to-an-applicant-when-permission-is-refused

The Secretary of State has power to allow a longer period for the giving of 

https://www.gov.uk/government/publications/model-notification-notice-to-be-sent-to-an-applicant-when-permission-is-refused
https://www.gov.uk/government/publications/model-notification-notice-to-be-sent-to-an-applicant-when-permission-is-refused
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a notice of appeal but he/she will not normally be prepared to exercise 
this power unless there are special circumstances which excuse the delay 
in giving notice of appeal. The Secretary of State is not required to 
entertain an appeal if it appears to him/her that permission for the 
proposed development could not have been granted by the Local Planning 
Authority, or could not have been so granted otherwise than subject to 
the conditions imposed by it, having regard to the statutory 
requirements*, to the provisions of the Development Order, and to any 
directions given under the Order. The Secretary of State does not in 
practise refuse to entertain appeals solely because the decision of the 
Local Planning Authority was based on a direction given by him/her.

2 If permission or consent to develop land or carry out works is refused or 
granted subject to conditions, whether by the Local Planning Authority or 
by the Secretary of State and the owner of the land claims that the land 
has become incapable of reasonable beneficial use by the carrying out of 
any development or works which has been or would be permitted they may 
serve on the Council of the district in which the land is situated, a purchase 
notice requiring the Council to purchase his interest in the land in 
accordance with the provisions of Section 137 of the Town and Country 
Planning Act 1990 or Section 32 Planning (Listed Buildings and 
Conservation Areas) Act 1990.

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

*The statutory requirements are those set out in Section 79(6) of the Town 
and Country Planning Act 1990, namely Sections 70 and 72(1) of the Act.

mailto:inquiryappeals@planninginspectorate.gov.uk
https://www.gov.uk/government/collections/casework-dealt-with-by-inquiries

