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Whilst the Town Council supports development in Eye the Eye Town Council decided unanimously to object 
to the planning application 3563/15 at its Extraordinary Meeting on the 4th of November 2015. 
 
The Town Council has been engaged with the Pegasus  and Mid-Suffolk for some 15months and have 
presented the Town’s views and concerns on numerous occassions. The Town Councillors feel that the 
outline planning permission does not sufficiently address these concerns and objects for the reasons 
detailed below:- 
 

PLANNING APPLICATION APPRAISAL 4.11.2015 
 

 Issues of Concern to public and Eye Town 
Council 

What the Application says 

 Section 1 - Type of Housing  

1.1. There should be adequate affordable housing The application acknowledges the MSDC policy of <35% affordable 
homes, reports MSDC’s record against this target and proposes how 
the 35% allocation might be divided across different housing types. The 
application states that delivery of affordable targets is contingent on the 
viability of the development. 
The application states that MSDC officers have accepted that the 
proposed care home would be included in calculations of affordable 
provision. 

 
The Town Council strongly supports the MSDC policy of 35% of affordable housing. There are currently 98 people on the 
council housing list in the Eye area who need affordable housing. The Council objects to the inclusion of the proposed care 
home itself and to the proposal to count this provision as contributing to the affordable housing target.  
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1.2 There should be a housing needs assessment 
to find out what local people need 

The proposals do not arise from a local assessment of need but from 
the need for MSDC to respond to nationally derived housing growth 
targets. 

 
Mid- Suffolk are required to ensure within development that there is a wide choice of high quality homes. The Town Council 
has seen no locally-derived objective assessment of need to support the number of houses or scale of the development.  
 

1.3 That the housing provision will be mixed with a 
high proportion of family homes; would include 
some provision for single persons and would 
include accessible housing - accessible both in 
terms of affordability and also provision for 
people with disabilities 

An indicative mix of housing types is given in the application. The 
majority of properties are 3 and 4 bedroom (194) while there are 60 2 
bedroom and 26 1 bedroom. The application show how 35% affordable 
homes could be made up. 

 
The Town Council has continually raised concerns about the mix of housing on the development.  Mid- Suffolk is required to 
ensure within development that there is a wide choice of high quality homes.  The Planning framework states that there 
should be   

 plan for a mix of housing based on current and future demographic trends, market trends and the needs of different groups in 
the community(such as, but not limited to, families with children, older people, people with disabilities, service families and 
people wishing to build their own homes); 

 identify the size, type, tenure and range of housing that is required in particular locations, reflecting local demand; and  

 where they have identified that affordable housing is needed, set policies for meeting this need on site, unless off-site provision 
or a financial contribution of broadly equivalent value can be robustly justified  

The Town Council has seen no local evidence from Pegasus or Mid-Suffolk to support the mix of houses detailed in the 
outline brief. The Councillors would like to see some properties with outbuildings which can act as workshops or home 
offices and  properties with annexes or ‘granny flats’ so that families are able to stay together. 
 

1.4 That the development will feature a mix of 
housing styles harmonious with the local 
vernacular. We would encourage the use of 
economic, innovative constructive methods 
provided the quality of both design and 
construction is high. We would least like to see 
standard estate designs or pastiches of East 
Anglian building 

The application states “The indicative design and layout of the houses 
has been influenced by the existing character of Eye. This has been 
achieved by using the following design objectives:  

 Provide a residential development of detached, semi-detached 
and terraced houses, contained within an integrated landscape 
setting;  

 Develop a sustainable, carefully considered and sensitive 
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scheme that reflects the character of Eye;  

 Provide an integrated network of streets with pedestrian access 

from both Haygate and Victoria Hill;   

 Provide a green corridor linking the public open space to 
Haygate and providing a woodland corridor towards the west on 
Castleton Way; and 

 Retain mature hedgerows and trees, and incorporate additional 

hedgerows and trees into the proposed scheme.   

The detailed design is a reserved matter. 

 

 
The Town Council feel that the draft design brief does not indicate good design as it does not take into account the character 
of Eye. There is nothing in the design that reflects the distinctiveness of Eye.  
The planning frame work states that to promote sustainable development in rural areas, housing should be located where it will 
enhance or maintain the vitality of rural communities. It also states that in rural areas that the design should  

 be truly outstanding or innovative, helping to raise standards of design more generally in rural areas; 

 reflect the highest standards in architecture; 

  significantly enhance its immediate setting; and 

  be sensitive to the defining characteristics of the local area. 
 
There is also no mention of conserving and enhancing the historic environment, as this development is located on a historic 
airfield site, no mention is made about how this will be acknowledged. The Town Council also has grave concerns about the 
detailed reserved matters. 
 

 Section 2 - Environmental Impact  

2.1 A smaller number of houses than that proposed 
would benefit the environment 

The proposal now includes 280 houses and a 60 bed care home. 

The Town Council has seen no local evidence to support the number of houses or scale of the development.  
 

2.2 Ensure houses are energy-efficient – a minimum 
level of renewable energy including ground-
source, solar panels. 

No reference found 
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 That the housing is designed to be climate-
smart, minimising energy consumption and 
utilising solar gain. We would like to see 
provision for water storage and grey water 
usage. We would welcome innovative 
approaches to environmental management. 

Eye Town Council has stated that it wishes to see housing developed that would support the move to a low carbon future.  
The Council would like to see included in the planning application a new development which reduces climate change impact. 

2.3 Include as many hedges and  trees as possible 
– use indigenous species – integrate existing 
habitats – encourage bees and create 
sanctuaries for wildlife -  use mature trees and 
plants to minimise delay – ensure future 
maintenance is funded by the developer 

The application states that “The Indicative Masterplan illustrates the 
potential to provide open space at the heart of the development 
incorporating new walking and cycling links as outlined above. Open 
spaces are proposed along the north west boundary of the site with 
woodland buffer planting, along with a sports park/common located in 
this position. There are then green corridors known as ‘greenways’ that 
radiate out from the common to Victoria Hill and Castleton Way which 
provide surface water drainage features and pedestrian and cycle 
access through into and out of the site. There is 11.1 ha of on-site 
public open space and strategic landscaping for use by both existing 
and future residents of the area. This will be supplemented by 
landscape proposals as part of a future reserved matters application.  

To mitigate any impact the application proposes landscaping along all 
boundaries of the proposed development, and the introduction of 
planting to maintain and improve the green buffer to the edge of the 
development. The buffer will include indigenous planting along the 
boundaries and within the site. The ecological report that accompanies 
this application demonstrates that this provides appropriate mitigation.” 

 

Eye Town Council welcomes the plans for open spaces and green ways as proposed on the outline planning permission. 
They would also like to see some additional planting on the Eastern boundary to create some additional natural screening. 

2.4 That there are spaces designed for wheelie 
bins. That there are recycling facilities and other 
facilities including car-charging points. 

No reference found 
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Eye Town Council would like to see spaces for wheelie bins and a recycling facility included in the design. The facilities for 
electric/hybrid vehicle charging and drop off should be considered early in the plans. At the very least the appropriate power 
connections should be laid so that communal and individual charging stations can be installed easily once the requirements 
of the next few years become clearer. 
 

 Section 3 - Infrastructure  

3.1 Roads and Traffic Management 
 

The application does not properly acknowledge future plans for the 
area – specifically, the commercial development of the airfield. There 
does not appear to be any recognition of the proposed Gas Fired power 
station recently agreed by the Secretary of State. The application states 
that “There are not considered to be any other additional committed 
developments in the area which need to be accounted for in 
background traffic growth.” 
The applicants argue that It is considered that the development will 
have an acceptable impact on, and relationship to, existing transport 
infrastructure. The residual cumulative impacts on development would 
not be severe in their view. 
The applicants also assert that “The traffic impact assessment on the 
surrounding highway network has shown that the proposals will have a 

non‐material impact in the future year 2020 with all junctions operating 
within acceptable capacity. It is acknowledge that the model of the 
B1077/A140 junction is not replicating the queues currently 

experienced on site. Further analysis of video and on‐site observations 
suggest that this is due to the high proportion of HGVs at this junction. 
The proposed development will not add to the number of HGVs at the 
junction. In addition, the access strategy into the site has been 
designed as such to minimise the traffic associated with the 
development which uses the B1077 approach to the junction. 
 

The Town Council would argue that the residual cumulative impacts of development are severe. The Pegasus traffic impact 
assessment does not take into account the increased traffic as a result of the newly approved Power Station, and the 
industrial growth predicted on the Eye Airfield within Mid-Suffolk’s planning documentation. 
Pegasus, Mid- Suffolk and Suffolk County Council need to produce a more comprehensive traffic impact assessment that 
looks at the area holistically and actually addresses that problems that already exist and will be further exacerbated by the 
development. 
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3.2 Improved access to the A140 is essential There are no proposals to improve access to the A140 

The Town Council, surrounding parishes and residents have identified access to the A140 as a problem at peak times. This 
reality is denied in the application. 

3.3 Langton Grove should not be used as access to 
the development – visibility is poor and there is 
danger for Nursery users  
The care home will give have a significant 
impact in its operations 

Langton Grove would provide access for 60 bed care home and 15 
houses. The applicants state that “Care Homes have a very low vehicle 
trip generation. The proposals limit the expected peak hour vehicle 
movements to 18 vehicles in each peak period. This is the comparative 
to Langton Grove serving an additional 37 residential dwellings in terms 
of trip generation” 

The Town Council stated that the increased traffic that would be required for a 60 bed care home would have a significant 
impact on the traffic in Langton Grove and would be to the detriment of existing residents. The Town considers this to be 
excessive and unsafe as there is a nursery already located on the cul-de-sac. The intention to reduce the forward visibility at 
Langton Grove from 90m to the Manual for streets recommendation renders the junction unsafe, The SCC Manual for Streets 
is intended for new estate roads not existing highways. SCC as consultee should pick this up as the threat to safety is 
considerable. 

3.4 Castleton Way will need to be improved to 
provide better lighting and crossing facilities, 
better access to the allotments 

The Castleton Way access will include a footway extension along 
Castleton Way and pedestrian crossing point. 

The Town Council welcomes the footway extension and pedestrian crossing on Castleton Way. The Town Council would like 
to suggest that the applicant considers improving the footpath/bridleway to the allotments and reinstatement of the wildlife 
pond on the Western edge of the development. 

3.5 Castleton Way will become congested if it is the 
only access to the development 

It is proposed that Langton Grove will provide access for the care home 
and 15 houses. 

The Castleton Rd access is very close to the high school the Town Council are concerned about the traffic build up in this 
area and would request that Suffolk Highways are approached to produce a costed plan for improvements immediately so 
these costs are presented to the developer.  

3.6 Concern about the safety issues for schools – 
safe walking routes and safe drop-off and 
collection points 

The application states “It is considered that a school drop off area could 
be incorporated within land under the owners control on the northern 
side of Castleton Way if there is a desire/need for such a facility.” 

The Town Council would welcome the exploration of measures to reduce congestion on Castleton Way in consultation with 
head teacher, governors and highways. 
In addition further consideration will be required to deal with the increased traffic outside St Peter and St Paul primary school 
as a result of additional pupil numbers. 

3.7 Concern about the impact of construction traffic The application states that “It is recognised that the development of the 
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application site may cause some disruption to existing residents in the 
area. The applicant proposes a condition requiring the submission and 
approval of a construction management plan prior to commencement. 
This will include hours of operation, construction access arrangements, 
site operative parking and community liaison arrangements.”  

The application also states “It should be noted that the development 
construction will be phased. The total build out duration is not known at 
this stage but it is expected to be between 3 and 5 years.” 

The Town Council would like to see a Travel Plan that includes the impact of site traffic for the Power station industrial 
development on Eye Airfield and the housing development. 

3.8 The pathways and cycle routes should be 
improved and extended 

The application states that There will be a pedestrian and cycle network 
throughout the site, linking the northern parcel off Langton Grove with 
the southern parcel off Castleton Way.    The proposed development 
will improve accessibility on foot and cycle providing landscaped routes 
that connect to the wider area, which do not exist at present. The 
Indicative Masterplan demonstrates that a fully permeable site can be 
created providing pleasant walking routes for residents of the new 
development and existing residents of Eye.    

The Town Council welcomes the proposals for pathways and cycle routes and requests that consideration be given to 
improving the current bridleway/footpath to the allotments as this will become a major walkway to the town. 

Broadband is a priority service for households now. The Town Council would like to ensure Fibre is laid alongside other 
utilities during the groundworks stage. This is hugely cost effective in comparison to retro connecting properties and will 
make the homes more attractive to buyers. 
 

 Section 4 - Site design and layout  

4.1 Buffer Zone around the power station identified 
that no buildings over two storeys or vulnerable 
people be housed in this area.  

Care Home proposed for Buffer Zone. 

It appears that the proposed care home would lie within the HSE exclusion zone. The paperwork is ambiguous/contradictory 
and clarification is required. 
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4.2 That the layout and lighting of the development 
is designed to create a safe environment. That 
road layouts and crossings promote safety for 
elderly and children 

No mention 

Eye Town Council would like to see this how this point was addressed within the Outline Planning Application. 
 

4.3 That the road layout on the development is 
accessible to public transport. 

The application states that “The existing transport conditions have been 

considered. These include all transport modes from non‐motorised 
users (pedestrian and cyclists) to public transport and the road network. 
It is considered that the site is well located in relation to the existing 

transport network. There is a well‐established and well connected 
walking and cycling network. The bus routes provide services to key 
local destinations and are accessible within 400m of the site.” 

Transport policies have an important role to play in facilitating sustainable development but also in contributing to wider 
sustainability and health objectives. Smarter use of technologies can reduce the need to travel. The transport system needs 
to be balanced in favour of sustainable transport modes, giving people a real choice about how they travel. Eye Town Council 
has seen no evidence to support the claims that the existing bus services are adequate and that there has been 
consideration by current operators to whether an additional stop will be required on the new development. 

4.4 That the configuration of the development and 
the traffic management scheme gives priority to 
the use of Castleton Way. We need to balance 
the desire to keep people using the Town for 
shopping and socialising with the need to 
minimise the impact on critical junctions.  
That the development is well linked to the Town 
– especially the schools - with walking and 
cycling connections. There is a need to 
encourage new residents to be ‘Eye-facing’ with 
easy access to shops and facilities 

Castleton Way will be the sole access for 265 houses  
 
The application states that “The proposed development will improve 
accessibility on foot and cycle providing landscaped routes that connect 
to the wider area” 

Eye Town Council supports housing growth and recognises that residential development can play an important role in 
ensuring the vitality of our Town Centre. The Town Council however expected the design brief and outline planning 
permission to explicitly describe how the residents of the new development would be encouraged to use the shops and 
facilities of Eye. There are no proposals to this end. 
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4.5 That there are well-designed and positioned 
areas for children’s play 

 

The application states “Play Facilities: the provision of a Local 
Equipped Area of Play (LEAP) and a Local Area of Play (LAP) which 

will be subject to an appropriate management regime.”    

 

The Eye Town Council welcomes the addition of play facilities but would want clarification of the statement ‘subject to an 
appropriate management regime’ Who will own and be responsible for these areas and what ongoing resource will be 
allocated to their upkeep? 

4.6 That there is adequate parking provision 
including for visitors. Opportunities for anti-social 
parking should be minimised. Preferably parking 
would be to the rear of properties 

This outline application has considered guidance contained in the 
Manual for Streets and the Suffolk Guidance for Parking 2014 when 
drawing up the indicative masterplan and the proposed density of 
development. While the detail relating to car and cycle parking will be 
formalised through a future Reserved Matters application(s) this outline 
application does comply with Saved Policy T9 of the   Local Plan and 
guidance set out within the Manual for Streets and the Suffolk 
Guidance for Parking 2014  

 

Eye Town Council are very concerned that the density of the cars is a reserved matter and would like to have further clarity 
on this matter as so many new estates are blighted by insufficient parking for cars. 

4.7 Langton Barn a listed barn structure is adjacent 
to the site and is in desperate need of 
restoration 

Not mentioned in outline planning permission 

There are unactioned enforcement noticesrelating to this structure. The Town Council would like to see an imaginative 
approach to safeguarding this historic asset included in the application. 
 

 Section 5 - Health Provision  

5.1 The facilities at the health centre and the 
hospital should be extended. There should be 
more doctors 

Application recognizes that the provision of up to 280 new dwellings 
and a care home in this location will increase the use of existing health 
and education uses. 

5.2  The application states that “Community needs will also be met by 
securing a CIL/Legal Agreement towards education and healthcare in 
discussion with NHS Property and Suffolk County Council. The 
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management of on-site open space will also be the subject of a Legal 
Agreement. Overall, the needs of the community will be met through 
the existing offer in Eye and the provisions that are to be made as part 
of this proposal.” 

Eye Town Council would like to see the detail of the required increase in provision and the CIL/Legal Agreement towards 
education and healthcare before the application is approved to ensure sufficient resources are available. 

 Section 6 - Education  

6.1 There must be proper expansion of the schools 
with no quick fixes 

The application states that the County Council has confirmed that there 
is room for expansion at both school sites. 

6.2 Schools must be properly funded and expansion 
shouldn't be at the expense of the playing fields 
or outside play space 

There will be a contribution toward costs through an agreement with the 
County Council 
The application states that “Suffolk County Council have identified that 
while there is limited capacity at the catchment primary and secondary 
schools, there is sufficient site capacity at both catchment schools to 
expand facilities to accommodate additional children arising from the 
development. 

Eye Town Council would like to see the detail of the required increase in provision and the CIL/Legal Agreement towards 
education and healthcare before the application is approved to ensure sufficient resources are available. 

While the Town Council acknowledges  that the school’s may in fact have space for growth to meet additional need, they do 
not have current capacity and it will take some years to build that capacity.   
 

 

 Section 7 - Flooding and drainage 
 

 

7.1. The flooding problem in Lambseth Street needs 
to be resolved 

The application states “Given the surface water flooding reported along 
Victoria Hill it is also intended that runoff from development in the 
Victoria Hill catchment/eastern side of the site will be directed away 
from Victoria Hill and into one of the two surface water disposal routes 
which will serve the proposed development. Restricting surface water 
runoff rates and removing some of the flow which currently drains 
towards Victoria Hill is considered an appropriate measure to help 
reduce flooding in the receiving watercourse.” 
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Eye Town Council and residents have grave concerns about the impact of the development on flooding. The Environment 
agency and Local Authorities must scrutinise the plans carefully to ensure that there will be no additional water coming into 
the Town from the development.  
 
 

 


