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The Save Mill Mount Field Network (SMMF) contends that Mill Mount 

Field is an important part of a valued landscape in accordance with 

para 170  of the National Policy Planning Framework (NPPF)1 and as 

such should be afforded protection from development.  

The purpose of this document is to (1) explore what is meant by the 

term ‘valued landscape’ (2) explain why we feel Mill Mount Field’s 

significance and attributes should be evaluated in the context of the 

wider landscape, and (3) set out how the site is valued by the 

communities SMMF represents. 

1. What is a valued landscape? 

We have discovered that this is not easy to define. The Government’s Planning Practice 

Guidance does not tell us how to assess whether a landscape is ‘valued’. There is possibly 

some indication in The Department of Communities and Local Government (now Ministry of 

Housing and Communities) 2011 Draft NPPF (para 11) which stated “These policies will 

provide local communities with the tools they need to energise their local economies, meet 

housing needs, plan for a low-carbon future and protect the environmental and cultural 

landscapes that they value” (our emphasis). 

The 3rd Edition Guidelines for Landscape and Visual Impact Assessment (GLVIA3),
2
 Box 

5.1 (see below) sets out a number of factors that, according to Land Use Consultants 

(LUC),3 can be considered when assessing landscape value and might be used as a 

means of identifying the attributes that make a landscape ‘valued’ in the context of para 

170: 

 

 

 

 

 

 

                                                
1
 NPPF Para 170 Planning policies and decisions should contribute to and enhance the natural and local environment by… a) 

protecting and enhancing valued landscapes, sites of biodiversity or geological value and soils (in a manner commensurate 

with their statutory status or identified quality in the development plan)… 

2
 https://www.landscapeinstitute.org/technical/glvia3-panel/ 

3
 Land Use Consultants www.landuse.co.uk 
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2 The Way to Combs Wood 2, by Carl 
Borges 

 

The factors in Box 5.1 of the GLVIA are: 

- Landscape quality (condition) 

- Scenic quality 

- Rarity 

- Representativeness 

- Conservation interests 

- Recreation value 

- Perceptual aspects 

- Associations 

 

1 The way to Combs 
Wood 1, by Carl Borges 

https://www.landscapeinstitute.org/technical/glvia3-panel/
http://www.landuse.co.uk/
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Taking the above into account, we feel that it is reasonable to suggest that in the context of 

Mill Mount Field the following factors may be relevant when the land is viewed as part of the 

wider landscape: 

Environmental | cultural | scenic quality | conservation interests | recreational value 

perceptual aspects | associations 

2. Why we feel Mill Mount Field’s value should be assessed as part of 

the wider landscape 

 

Mill Mount Field, situated just outside the settlement boundary of Stowmarket,4 is currently 

an agricultural field, farmed for arable crops.  This 8.5 hectare tract of land is much more 

than just a simple field. We feel strongly that it has value and significance that derives from 

it being part of a wider landscape, an important piece in a countryside jigsaw.  

2.1 The field is part of the setting of Grade 1 listed St Mary’s Church. If it was developed the 

only remaining unobstructed view of the church in its historic, rural setting with a backdrop 

of ancient woodlands (Combs Wood – Site of Special Scientific Interest) would be lost 

forever.   

Also see supporting document Grade 1 listed St Mary’s Church and its setting 

2.2 In its current undeveloped state, the field enables motorists, walkers and cyclists 

leaving Stowmarket via Poplar Hill to enjoy an uplifting, panoramic view of clay hills and an 

ancient glacial valley, parts of which are designated as a Special Landscape Area (SLA). If 

the site is developed this attractive vista, Stowmarket’s most scenic gateway, would be 

almost completely blocked from view.  

Also see supporting document Visual Impact of the development  

2.3 The field is surrounded by a well-used network of public footpaths and quiet lanes that 

link Combs Ford and Combs village with several attractions including St Mary’s Church, 

Church Meadow Local Nature Reserve, and Combs Wood (SSSI). This network also 

connects to destinations further afield including Badley Church and Needham Market, as 

well as Little London and Moats Tye. These walks offer peace and tranquillity, as well as 

pleasing sightings of flora and fauna, and are enjoyed by local people and their families and 

visitors, as well as dog walkers and hikers, including members of the Ramblers’ Association 

and the Battisford Walking Group.  

2.4 The field represents a very large part of the strategic gap between the urban town of 

Stowmarket and the village of Combs and protects their separate identities. If the field was 

developed this separation distance would be reduced from half a kilometre to just 150 

metres5. In terms of visual impact, when viewed from Scotcher’s Corner (junction of Poplar 

Hill, Tannery and Park Roads), this separation distance would be wiped out completely. 

 Also see supporting documents Mind the gap (separation distance) and Visual 

impact of the development.  

                                                
4
 As defined by the Stowmarket Area Action Plan (SAAP) 

5
 Appellant’s Design and Access Statement 
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Case history  

APP/Z1510/W/16/3160474 | Land at West Street, Coggeshall CO6 1NS – July 2017 
In this appeal, which was dismissed, the Planning Inspector said: “A site might have a 
variety of characteristics but, taken in isolation, for some sites it would be difficult to assess 
whether those characteristics have any particular value or importance. Moreover, a site 
might be important because of its position in the landscape as part of it rather than being 
important in its own right, rather like the pieces of a jigsaw puzzle. Further, as my colleague 
in the Nanpanton Road appeal sets out, the interactions between people and place are 
important in the perceptions of landscape and people will perceive the site in a wider 
context.” 

 

3.  How Mill Mount Field is valued by local people 

 

3.1 Associations with St Mary’s Church  

Local people have emotional and cultural associations with St Mary’s Church because it is 

a place where we mark our rites of passage and remember our loved ones. They feel 

extremely strongly about the potential loss of the only remaining unobstructed view of their 

church and cemetery in their historic rural, setting should Mill Mount Field be developed.  

Also see supporting document Grade 1 listed St Mary’s Church and its setting 

3.2  Published and popular walks through the local landscape 

We feel that a measure of value can be placed on Mill Mount Field as part of the wider 

landscape through published walks. The field is surrounded on all sides by a well-used 

network of publicly accessible footpaths and lanes. Many of the views currently experienced 

on these walks would be diminished forever, if this appeal is allowed, because of the 

intrusion of built development into open, rural countryside. 

3.2.1 Treasured Suffolk, Combs & Badley - An Enchanted World of Lost Halls and 

Remote Churches published by Suffolk County Council  

Published as a leaflet and also on the Discover Suffolk website: 
http://www.discoversuffolk.org.uk/assets/Walks/Up-to-6-miles/Treasured-Suffolk-Combs-and-Badley.pdf 

“Only a short step away from busy modern life, this walk will take you to 

an almost forgotten world of rural tranquillity in the heart of Suffolk. Step 

back in time in this treasured piece of Suffolk countryside with ancient 

lanes, historic churches, traces of grand gardens and the ghosts of the 

great houses that sat within them. This walk connects the impressive St 

Marys Church, Combs with the delightful St Marys Church, Badley. 

Between the two are lovely views across the broad Gipping Valley. As 

you gently rise and fall in height – wandering along sunken lanes one 

moment, gazing across the landscape the next – discover the historic 

landscape, the people that have influenced it and the origins of intriguing 

place-names; Holyoak, Halfpenny, Pennyplot.” 

  

http://www.discoversuffolk.org.uk/assets/Walks/Up-to-6-miles/Treasured-Suffolk-Combs-and-Badley.pdf
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3.2.2 AA's 1001 Walks in Britain: The Ultimate Collection of Britain's Best Walks 

Walk number 672  

A six-mile walk taking in Combs village, St Mary’s Church, ancient Combs Wood and other 

destinations following streets, field edge footpaths and country lanes.  

3.2.3 Contrasting sides of captivating Combs, double page spread in the East 

Anglian Daily Times newspaper,  August 2016 

 

Mapped out by Combs resident Bill Baldry, this 

walk explores the countryside near Stowmarket. It 

combines Combs’ two nature reserves with the 

historical interest of many village buildings and 

present day architecture.  

 

 

 

3.2.4 Charcoal and Churches – published by the Gipping Valley Countryside Project 

Published on the Visit East England website:  
https://www.visiteastofengland.com/Stowmarket-Charcoal-and-churches/details/?dms=3&venue=0274351 

A six-mile circular walk starting at Stowmarket Railway Station and taking in Combs Wood 

and St Mary’s Church as well as several other local features. 

3.2.5     Combs Circular Walk –Number One 

Published on the Combs Village website: 
http://www.combsvillage.org.uk/assets/Combs-Life/Walks/combs-walk-one.pdf 

A 3.5-mile circular walk around Combs looking at the 

agriculture and architecture that has shaped the village. 

This walk was created by Combs residents for the 

village website in 2013. Route by Bill Baldry, map by 

Sara Waterer. 

 “Through a narrow green tunnel you emerge once 

again into the usual field landscape. Follow the field 

edge path until you reach a metal bridge across the 

stream. Turn left and follow the rising path to Tannery 

Road. At the top, stop and look behind to see Combs 

church in splendid isolation.”  

3.2.6 Ramblers’ Association Walks (Stowmarket Group) 

 

Combs and Badley Birdsong Walk – 14 June 2015: 
https://www.ramblers.org.uk/go-walking/find-a-walk-or-route/walk-detail.aspx?walkID=3814103 

Badley and Combs Church – 4 June 2017 
https://www.ramblers.org.uk/go-walking/find-a-walk-or-route/walk-detail.aspx?walkID=3913629 

https://www.visiteastofengland.com/Stowmarket-Charcoal-and-churches/details/?dms=3&venue=0274351
http://www.combsvillage.org.uk/assets/Combs-Life/Walks/combs-walk-one.pdf
https://www.ramblers.org.uk/go-walking/find-a-walk-or-route/walk-detail.aspx?walkID=3814103
https://www.ramblers.org.uk/go-walking/find-a-walk-or-route/walk-detail.aspx?walkID=3913629
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3.3 St Mary’s Church and our local landscape in works of art 

Contemporary artists, professional and amateur, have used their talents to capture St 

Mary’s Church and the surrounding countryside. We present a selection of their work here 

to demonstrate that our local landscape is valued by both the artists themselves and the 

people who hang their work on their walls. 

3.3.1 Carl Borges 

Suffolk Jewels – 38 printmakers explore the county 

Carl Borges,6 professional printmaker and printmaking tutor at 

Gainsborough’s House Sudbury, has two reduction linoprints in this 

lovely book published in June 2017 (see book cover left and prints 

below left) 

 

 

3 Combs Harvest by Carl Borges 2015 – view from the artist’s bedroom 

 

4 A Combs Landscape 2015 -  the view from Scotcher's Corner 

3.3.2 Other artists’ representations of Mill Mount Field 

 

 

 

 

 

 

  

                                                
6
 Carl Borges - http://www.carlborges.co.uk/ 

 

5 Combs to Badley Walk by Carl 
Borges (2008). One of our 
community’s favourite walks in the 
form of a linoprint 

 

 

7 Supporters Tom and Diane Oates kindly  
contributed this vibrant view of St Mary's  
and Mill Mount Field painted by Billy Hall 

 

 

6 We thank supporter David Burrows for  
contributing this beautiful acrylic of St Mary’s 
Church and Mill Mount Field against a moody sky, 
painted in 2002 by his uncle Julian Burrows. 
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3.4 Health and wellbeing 

The health and wellbeing benefits of access 

to open, green spaces are well-documented 

and provide another argument for viewing Mill 

Mount  Field and the surrounding landscape 

as a ‘valued landscape’. The Suffolk Nature 

Strategy7 states: 

“Physical and mental wellbeing, known to be 

associated with an accessible and attractive 

natural environment, are a benefit to 

business, innovation and entrepreneurship 

and reduce pressures on social care and 

health services. 

“Green space can help to reduce health 

inequalities. A recent large-scale study in the 

UK of 336,348 patient records showed 

significantly less health inequality between 

rich and poor groups in areas with higher 

levels of green space than between similar 

groups in areas with less green space.” 

3.5 What local people say 

MSDC received 206 public objections to the appellant’s application to build on Mill Mount 

Field. SMMF analysed the first 100 and found that concerns about the landscape and 

ecology were raised 70 times – the second most cited reason for concern after traffic 

congestion and safety. Some representative examples of quotes from those objections are 

given below. These are the direct voice of our community: 

 I fear for the variety of flora and fauna in the area that would be irreversibly 

damaged by a development on this scale - undoing the work of the Suffolk Wildlife 

Trust in the nearby meadow and Combs Wood. 

The view from the top of Poplar Hill looking south east, taking in the St. Mary's 

Church and looking across the valley is beautiful and the best vista from any road 

leaving Stowmarket in any direction. This view would be lost forever. 

The stunning landscape and views of the church will be lost forever.  

The permanent removal of yet more open space / farmland around Stowmarket, 

spreading ‘urban sprawl’ and detracting from the rural character of the area. 

The development would essentially split Combs from its Parish Church, the 

Cemetery and Combs Wood with no clear lines of sight either way. 

Please do not destroy one of the last remaining country views we have ... 

                                                
7 www.suffolk.gov.uk/assets/planning-waste-and-environment/suffolks-countryside-and-wildlife/Suffolks-Nature-Strategy-

2015.pdf 

 

Extracts from comments (objections) 

posted on the Mid Suffolk District Council 

(MSDC) Planning Portal  

 “Our parks are often now the only green 

space in our towns and cities to meet, play, 

relax and come close to nature. Our 

traditional farmed and wooded landscape 

here in Combs Ford, Combs and Stowmarket 

is widely appreciated by many residents.” 

“The Poplar Hill landscape has its own 

distinctive character and atmosphere that 

fosters creativity.” 

“We have a view that we cherish, but more 

than that a few minutes’ walk away we have 

Combs Woods, a special place for us and our 

disabled son.” 

 

 

 

 

http://www.suffolk.gov.uk/assets/planning-waste-and-environment/suffolks-countryside-and-wildlife/Suffolks-Nature-Strategy-2015.pdf
http://www.suffolk.gov.uk/assets/planning-waste-and-environment/suffolks-countryside-and-wildlife/Suffolks-Nature-Strategy-2015.pdf
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But also the most wonderful views across the fields and to the church, make this 

scene priceless, it’s our "coming home", leaving the town and arriving in our 

VILLAGE. 

This is precious green space on the edge of Stowmarket. The environmental 

assessment seems to rate the land as poor, but I have observed skylarks (a 

threatened farmland bird) nesting on the site for several years, plus bats, 

hedgehogs, frogs and newts coming into my garden and at least using this land as a 

corridor. 

This rural area provides a beautiful and ancient view that will be destroyed forever 

by the proposed housing development. There are few areas in the immediate 

vicinity of Stowmarket that provide aesthetically pleasing, historical countryside such 

as this. 

This land is not just a view but an important habitat for wildlife, including Great 

Crested Newts and is in close proximity to a County Wildlife Site, a Local Nature 

Reserve as well as an SSSI. These are sensitive areas that will be adversely 

affected by the loss of habitats, car pollution, light pollution and additional footfall. 

… this land is particularly vital as a separation between Combs Ford and the 

villages of Combs and Battisford.  

...would half the distance between the edge of Stowmarket and the edge of Combs 

village and it would set a precedent for further closing this gap. 

 

4. Summary and conclusion 

We have presented this case to support our contention that Mill Mount Field is a ‘valued 

landscape’ in the context of the NPPF.  

We do not claim to be planning or landscape experts but we do know what is important to 

our local community.  There can be no doubt  that local people place great value on the 

setting of St Mary’s church and our wider local landscape with its recreational and health-

giving benefits as well as rich flora and fauna, scenic vistas and role in providing the 

separation distance between town and village.  

We ask the Planning Inspector to please consider this report when evaluating the 

landscape and drawing his or her conclusions. We would be very pleased to provide further 

information and present our case at the inquiry should this be helpful. 

Report prepared by Combs resident 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

