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1. Introduction  

The Save Mill Mount Field community network has produced this document to demonstrate 

that the adverse impact of the proposed development on the surrounding rural landscape 

has been severely under-estimated in the May 2018 Landscape and Visual Appraisal1 

prepared for Gladman Developments Ltd. 

Mill Mount Field, situated just outside the settlement boundary of Stowmarket,2 is an 

agricultural field but this 8.5 hectare tract of land is much more than just a field. It has value 

and significance that derives from it being a piece in a jigsaw of a wider country landscape 

that is highly valued. This is a sensitive location and the proposed development raises the 

following concerns which are addressed in this document: 

 Mill Mount Field is part of the historic, rural setting of Grade 1 Listed St Mary’s 

Church with nearby Combs Wood (SSSI) as a backdrop. The field currently allows 

us to enjoy the only remaining full view of the church in its historic setting, 

unobstructed by development or pylons. 

 The field in its undeveloped state enables motorists, walkers and cyclists leaving 

Stowmarket via Poplar Hill to enjoy uplifting, panoramic views of rolling clay hills and 

an ancient glacial valley, parts of which are designated a Special Landscape Area 

(SLA). This is, in our opinion, Stowmarket’s most scenic gateway. 

 The site forms the large part of the separation distance between the town of 

Stowmarket and the village of Combs, protecting their distinctly different identities. 

 Mill Mount Field is surrounded by a network of well-used quiet lanes and footpaths. 

The views enjoyed on many of our favourite countryside walks will be changed 

forever in character from rural to urban and much diminished. 

 The site is on a hill and slopes from a ridge on the Stowmarket settlement edge 

down towards the valley. It is prominent in the landscape and highly visible from the 

surrounding roads, lanes and footpaths. We believe it will be impossible to 

effectively screen new housing in this location. 

Additionally, this document is a response to the photography in Gladman’s Landscape and 

Visual Appraisal, which contains dull, flat views and distorted panoramas. These do not 

reflect what we see and do not do justice to what is a characterful and scenic landscape. 

We seek to correct these impressions by presenting photos taken by our supporters to 

show that this is not a “landscape dominated by pylons” or unduly “influenced by the 

existing built edge of Combs Ford and Stowmarket” as is suggested repeatedly in 

Gladman’s Landscape and Visual Appraisal. 

The viewpoints referenced are all marked on the map on page 9.  

                                                
1
 Landscape and Visual Appraisal prepared by FPCR for Gladman developments, May 2018 

2
 As defined by the Stowmarket Area Action Plan (SAAP) 
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2. The view of St Mary’s Church in its historic, rural setting 

2.1 Viewpoint 10  Views from the road and footpath on Poplar Hill  

Mill Mount Field forms part of the historic, rural setting of Grade 1 Listed St Mary’s Church, 

with ancient Combs Wood (Site of Special Scientific Interest) as a backdrop. The 

development would cause magnificent views of the church and cemetery (unobstructed by 

development or pylons) from Poplar Hill to be lost forever.  

The seasonal views below were photographed from the roadside on Poplar Hill (location 

10). All have Mill Mount Field in the foreground.  It takes very little imagination to see that 

building on the field would have a severe, we could say catastrophic, impact on this 

cherished landscape and view. 

 

 

 

 

 

Figure 1 St Mary's in spring by Ken Mudd 

Figure 2 St Mary's in summer by Joanne Doward 

 

Figure 3 St Mary’s in autumn by Sue Ellis 

Figure 4 St Mary's in winter, Bill & Daphne Baldry 
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2.2 A narrow vista through the built form is no compensation for the loss of a 

magnificent view and historic setting 

Gladman’s Design and Access3 statement states that “a vista will be incorporated through 

the built form to provide a key view of the church tower”. The suggestion that a narrow 

sightline of the church tower could compensate for the loss of a magnificent full view of the 

church in its historic setting shows that the applicant has failed to recognise the significance 

of the church to local people and the importance of preserving this Grade 1 heritage asset 

in its historic, rural setting. 

2.3 Other views of the church are attractive but not of the 

same quality 

Viewpoint 1 (start of footpath W198 044/0 starts at 

Tannery Road). While views of the church tower would be 

unimpeded by the development from this location this view is 

not of the same quality as the views seen from the footpath 

and road in the vicinity of location 10 on Poplar Hill where the 

whole church building can be seen and there are no pylons 

nearby.  

 

 

 

Viewpoint 11 – Poplar Hill, low point of the valley. 

Not included in Gladman’s Landscape and Visual 

Appraisal. Parts of this view, taken from the roadside 

at the southern edge of Mill Mount Field, might 

survive but the church would be framed by the 

development. The path running along Poplar Hill is at 

this point very narrow and on the opposite side of a 

busy road. There is no public footpath here.  

                                                
3
 Design and Access Statement produced by FPCR for Gladman Developments Ltd, finalised May 2018, page 61 

 

Figure 5 This photo with Mill Mount Field in the 

foreground shows very clearly how the view of 

the church and the cemetery (right of the 

church) will be blocked from view if houses are 

built on Mill Mount Field. Photo by Ian Clark. 

Figure 6 This view of St Mary’s Church tower from Viewpoint 1 is attractive 

but marred by a pylon (photo by Sara Waterer) 
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3. The panoramic view of the wider landscape from Poplar Hill 

In its undeveloped state Mill Mount Field allows uplifting, panoramic views from the 

Stowmarket edge on Poplar Hill and onwards as you travel south along the road/ footpath, 

down into the valley. This view features the church, rolling clay hills, a glacial valley, ancient 

woodland, hedgerows and field patterns. Mill Mount Field is in the foreground of each of the 

three photos below. It is clear that these views of what we consider to be Stowmarket’s 

most scenic gateway would be almost completely obscured by the development. 

 

Figure 7 We can see clearly from this view of the wider panorama (taken from viewpoint 10) that the church is 
the prominent feature not the pylons. Photo by Ken Mudd. 

 

Figure 8 The wider panoramic view from Poplar Hill (taken from viewpoint 9). Photo by Sara Waterer 

 

Figure 9 The wider panoramic view from Poplar Hill  (taken from viewpoint 9). Photo by Sara Waterer 
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4. View from Scotcher’s Corner    

Viewpoint 12 Scotcher’s Corner where 

Poplar Hill, Park Road and Tannery Road 

meet. This is the start of Combs village. The 

first house is red brick, early Victorian Prospect 

Place, and the second is a 16th Century thatch, 

Reed Cottage. This photo, taken from the front 

garden of Reed Cottage, clearly shows that 

development on Mill Mount Field would result in 

the loss of the visual separation distance 

between town and village giving the perception 

of coalescence. 

 

 

Mill Mount Field forms a large part of the strategic gap between Stowmarket and Combs. If 

the field is developed this separation distance would be reduced from approximately half a 

kilometre to just 150 metres.  

 

5. Views from public footpaths and lanes 

The site is at the centre of an attractive and well-used network of quiet public footpaths and 

lanes, which are highly valued by local people and visitors. The proposed development 

would form a prominent and highly visible urban extension into countryside, profoundly 

changing the character and appearance of the views experienced on these routes.  

Rather than reproduce all the photo viewpoints from Gladman’s Landscape and Visual 

Appraisal we have chosen to present those views that did not show what we see and 

several that were not photographed. Mill Mount Field is outlined in red in each of these 

photos4, which were taken by Ian Clark and Sara Waterer. 

Viewpoint 1 – Footpath W198 044/0 from 

Tannery Road to the bridge  

This is the starting point of a popular circular 

walk from Combs to St Mary’s Church. The view 

when looking south towards Stowmarket would 

be much altered from predominantly open fields 

to urban development. The line of houses along 

the ridge is not, in our view, particularly intrusive 

and does not define the nature of the existing 

landscape. 

  

                                                
4
 Photos taken July-November 2018 

 

Figure 10 View from Scotcher's Corner (location 
12) with Mill Mount Field marked 
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Viewpoint 2 Footpath W198 044/0 – nearing 

the bridge 

Again the view would be altered from 

predominantly rural, with some pretty cottages 

dating from the 1700s in the distance, to one 

defined by urban development. 

 

 

 

Viewpoint 3 Footpath 198/046/0 leading up 

to Holyoak Farm 

This viewpoint, looking north, was not included 

in Gladman’s Landscape and Visual Appraisal. 

It shows that this rural view would become 

dominated by urban housing.  

 

 

 

Viewpoint 4 Footpath 198/046/0 from 

Holyoak Farm down to the bridge 

This viewpoint, which was not included in 

Gladman’s Landscape and Visual Appraisal, 

provides one of the finest views, on a very 

popular footpath and looks down on Mill 

Mount Field. It clearly shows that the 

development would project into open rural 

countryside and could not possibly be 

screened effectively.  

 

Viewpoint 5 Footpath 198/095/0, upper part 

of Church Lane 

This image shows how the development would 

intrude into rural countryside and be extremely 

visible from this high point, adversely affecting 

the rural character of the landscape. Again, it 

seems unlikely that the development could be 

effectively screened from high points such as 

this. 
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Viewpoint 6 – View from St Mary’s Church 

cemetery, off Church Lane 

This is an important viewpoint for our 

community. It is a place where people 

choose to sit and quietly remember their 

loved ones in an environment that has a 

rural tranquillity and beauty. It is abundantly 

clear from this photo that this viewpoint 

would be severely and adversely impacted 

by the development. 

 

Viewpoint 7 – View from the churchyard 

in front of St Mary’s towards Poplar Hill. 

Not included in Gladman’s Landscape and 

Visual Appraisal. This shows how, from the 

churchyard looking towards Poplar Hill, the 

development would cause St Mary’s to be 

further enclosed by housing, so different to 

the rural setting that Historic England and 

the Suffolk Preservation Society 

recommend should be preserved. 

 

Viewpoint 8 –  taken from the roadside 

on Church Lane. Not included in 

Gladman’s Landscape and Visual 

Appraisal. This photo clearly shows that the 

development will be very visible and 

obscure the view of the fields and Combs 

village in the distance. 

 

 

 

Location 13 Footpath W198/049/0 – 

Little London to the Tannery.  Not 

included in Gladman’s Landscape and 

Visual Appraisal. This view from a high 

point clearly shows how visible the 

development site would be and how it 

projects inappropriately into rural 

countryside. It’s hard to see how it 

could be effectively screened. 
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6. Screening 

The scheme proposes additional structural planting along the boundaries, and within the 

site, to supplement existing hedgerows and trees and minimise the impact of the new 

housing. We do not believe this structural planting, even once established, would be 

particularly effective in screening the view of urban development. This is well-illustrated in 

several of the viewpoints above. 

Additionally, any benefit from planting tall trees is likely to be outweighed by further 

damaging the remaining views of the church and wider landscape which are so cherished 

by local people. 

In winter when trees lose their leaves and vegetation dies down, the housing would 

inevitably become even more obvious. Because of the site’s sloping topography and 

position on the side of the valley any landscaping, no matter how extensive, would not 

effectively mitigate the impact of the development.  

7. The development site projects into open countryside 

The site is promoted by Gladman on the basis that it is an area adjacent to, and should be 

read in the context of, the built environment of Stowmarket. However, the site is not well-

contained and is highly visible from the surrounding landscape. The proposal would not 

mark a natural rounding off of the settlement, nor would it be adequately assimilated within 

the existing settlement. On the contrary, we believe it would project inappropriately into 

open countryside, destroying its existing rural character and appearance. 

 

 

 

 

 

 

 

 

 

 

8. Summary and conclusion 

In our view this scheme would cause serious material harm to the character and 

appearance of the surrounding countryside, and specifically to this valued landscape with 

its cherished views from Poplar Hill and much-used network of quiet lanes and public 

footpaths.  

We do not, therefore, believe that this development accords with the requirements of the 

National Planning Policy Framework to contribute to protecting and enhancing the natural 

Case history 

Ref: APP/R1845/W/17/3173741 – appeal dismissed November 2017 

Land off The Lakes Road, Bewdley, Worcestershire, DY12 2BP 

“In this case, I have serious concerns in respect of the very significant and adverse 

effects for the rural landscape. I have found the scheme would cause very serious 

material harm to the character and appearance of the area, and specifically to this 

valued landscape. This would conflict with Policy CP12 of the CS. It would also be 

contrary to the requirements of the Framework to contribute to protecting and 

enhancing the natural environment7, recognising the intrinsic character and beauty of 

the countryside and protecting and enhancing valued landscapes. Consequently, I 

consider that the proposal would have very serious and harmful consequences in 

terms of the environmental dimension of sustainability with regards to the impact on 

landscape character. As such, I do not consider the scheme as a whole can be 

regarded as a sustainable form of development.” 
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environment, recognising the intrinsic character and beauty of the countryside and 

protecting and enhancing valued landscapes.  

We hope that this document, which provides a local perspective, will be helpful to the 

Planning Inspector in assessing the visual impact of this development on the landscape. 

We would be pleased to provide any further information that might be useful and to present 

key parts of our case at the inquiry should this be helpful. 

9. Map of photo viewpoints 

 

 

Figure 3 Crown Copyright. Reproduced by permission of Ordnance Survey (NC10/19 CS-75231-H3Z8C4) 

 

Report prepared by Sara Waterer for the Save Mill Mount Field Network  
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About the Save Mill Mount Field Network 

We represent 1,500 local residents, from Stowmarket, Combs Ford, Battisford, Moats Tye 

and Little Finborough, who signed a validated petition to Mid Suffolk District Council 

(MSDC) objecting to planning application DC/18/02380.  The proposed development site is 

known historically as Mill Mount Field.  

Our full submission consists of the following documents:  

1. A statement of case  

2. Grade 1 listed St Mary’s Church and its setting 

3. Impact of the development on the landscape 

4. Mill Mount Field – a valued landscape 

5. Archaeological potential of the site 

6. Mind the gap! Maintaining the strategic gap between Stowmarket and Combs  

7. Traffic and road safety 

Contacts for further information 

Telephone: Desiree Shelley on 07801 949205 or Sara Waterer on 07702 102072  

Email: savemillmount@gmail.com  

 

mailto:savemillmount@gmail.com

