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1. Introduction



1. Introduction

1.1. Background
This report is intended to provide illustrative masterplan 
proposals for ‘The Fruit Farm’ site in Bentley, Suffolk. The 
report has been produced by AECOM as part of the Locality-
led, Government-funded neighbourhood planning support 
programme.  It will inform Bentley Parish Council’s work on the 
Bentley Neighbourhood Plan, which is currently at draft stage. 

1.2. Purpose of this document
This report should be used as part of the evidence base to 
inform Neighbourhood Plan policies to guide development at 
this site. 

The land, currently used for a “pick your own” fruit farm, may 
become available for development during the lifetime of the 
Neighbourhood Plan. AECOM has studied the opportunities, 
constraints and planning context of this site and developed 
an illustrative masterplan which sensitively responds to 
these characteristics. This masterplan takes account of 
both the local context and housing design best practice. 
Future development on this site should aim to follow the 
illustrative masterplan to meet the Parish Council’s aims in the 
Neighbourhood Plan. 

The Parish Council reports that the following principles are 
very important to people in the village and would be expected 
to be part of any development proposals:

 − Incorporation of green space

 − Retention of mature hedgerows

 − Footpath access into the village and out into the 
countryside.

The following more detailed development principles have 
guided the analysis and recommendation:

 − “A mix of houses and bungalows shall be provided;

 − Up to 35% of the dwellings shall be affordable, as defined 
by the NPPF;

 − Dwellings sizes shall reflect the requirement identified in 
the Bentley Housing Needs Assessment (see section 2.2);

 − All existing mature trees along the Capel Road frontage 
and the site boundary planting shall be retained;

 − Dwellings should secure energy efficiency and 
sustainability objectives of the Local Planning Authority 
and NPPF including the inclusion of renewable energy 
schemes;

 − Grey water, surface water and storm water harvesting and 
recycling provision.”

Adapted from Bentley Neighbourhood Plan
Pre-Submission Draft July 2020

The development proposal presented in section 3 would 
provide new homes for Bentley which responds to the 
village’s rural context, settlement pattern and heritage. This 
scheme is located close to the heart of the village and should 
therefore be of the highest quality; its design will be important 
for the future enhancement of Bentley as an attractive rural 
community.  
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Figure 1: View from footpath across the site Figure 2: View from rear boundary looking towards road.

Figure 3: Scrub hedge from site entrance looking west. Figure 4: Site eastern entrance and Bergholt Road. Figure 5: Adjacent houses.
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2. Context Analysis

2.1. Opportunities and constraints
The site is self-contained and has an area of 1.16 hectares and 
only a small portion in use for the “pick your own” fruit farm. It 
is bordered by Capel Road to the west and Case Lane to the 
east. The site is very close to village amenities. It adjoins the 
Playing Field to the east and the community shop and public 
house are nearby.

There are two public footpaths near the site providing access 
to the countryside. One is from Capel Road leading to the 
west; another is from Case Lane extending to the north.

The surrounding buildings are mainly two storey detached 
houses.

Opportunities

The following site opportunities have been considered in the 
development proposal.

 − The existing access to the site could be a main vehicular 
access to the new proposed development, which  will 
help to minimise the impacts on existing frontage hedge. 

 − The site will provide opportunity to enhance the footpath 
system by connecting Capel Road to Case Lane.

 − Housing on this site can take inspiration from local 
vernacular architecture, such as timber-framed, red tiled 
roofs, brick stacks and casement windows. This will help 
it to cohere with the village and enhance the character of 
the area. 

 − With sensitive landscaping and urban design, new 
housing here can coalesce well with the existing roofline 

and form of the village as seen in scenic vistas from the 
Public Right of Ways and the wider countryside.

Constraints

The site is constrained in these key regards: 

 − Vehicular access to the site from Capel Road may have 
reduced visibility. Careful analysis and junction design 
would be required. 

 − A short length of footpath would be required to safely link 
the site back to the village. Traffic calming measures may 
also be required on Capel Road.

 − The design and form of the scheme should be very 
sensitive to neighbouring assets and surrounding 
landscape. Important boundary hedges will be retained 
and new planting will be provided to ensure that scenic 
vistas are protected and enhanced. 

 − The Site is located within a Zone of Influence (ZOI) of 
the Stour and Orwell Special Protection Area (SPA) and 
Special Area of Conservation (SAC). The development 
proposal should aim to promote biodiversity and support 
natural habitats and species.

2.2. Planning context
Bentley is a rural village with a population of 776 situated 11 
km south of Ipswich town centre. Bentley’s Neighbourhood 
plan area contains significant amount of Ancient Woodlands, 
such as Dodnash Wood and Old Hall Woods, which are a 
typical landscape feature for the Ancient Estate Farmland 
landscape character. The Parish is within the District of 
Babergh and Mid Suffolk. A network of local roads connect 

Bentley with the A12, providing a connection to London, and 
the A137, linking to Ipswich.

The Parish has a gently undulating landscape, which enables 
wide panoramic views from PRoW and edges of the village 
towards the countryside. The Bentley Neighbourhood Group 
identified multiple important views which can be found in the 
Bentley Design Guide, Appendix A.

The Suffolk Coast and Heaths Area of Outstanding Natural 
Beauty (SC&H AONB) has been expanded to include Ancient 
Woodlands (Great Martins Hill Wood and Dodnash Wood), 
which stretch south west of Bentley.

The Bentley Neighbourhood Plan Design Guide (Nov 2019) 
emphasises  “the network of Public Rights of Way should be 
retained and enhanced in new development proposals.”

AECOM’s Housing Needs Assessment for Bentley 
emphasises on providing a higher proportion of small homes 
is required during the Neighbourhood Plan period to meet the 
potential demand, with the following split recommended:

1 bedroom dwellings                24.5%

2 bedroom dwellings                53.5%

3 bedroom dwellings                19.6%

4 bedroom dwellings                   2.4%

5 bedroom or more dwellings  0.0%

The provision of bungalows will also be required to meet 
demands of the village’s ageing demographic.
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3. Development Proposal

 − A scheme of 16 dwellings on a 0.75 ha site (21 dwellings 
per hectare) is recommended to best meet the planning 
context, with 4 bungalows and 12 detached/semi-
detached dwellings.

 − Improve the existing access, from Capel Road to the Fruit 
Farm, to be a main vehicular access point.

 − There are two pedestrian/cycle access points (as shown 
on the opposite plan), linking the site with the wider public 
footpath network. Access 1, from Capel Road to the site. 
Access 2, from Case Lane to the site. 

 − Provision of continuous active frontages along the all 
public spaces including open spaces and roads.

 − Retaining existing trees and hedgerows on boundaries. 

 − Dwellings 3, 4, 5 and 6 are recommended to be a 
bungalow to provide housing for downsizing older people 
or others.

Site Name: Land at the Fruit Farm
Development Site Area: 0.75 ha
Total Number of Dwellings 16
Approximate Density: 21 dph
Open Spaces: 0.09 ha
Visitor Car Parking Spaces: 5 spaces

No. of Bedrooms 1 bed 2 bed 3 bed 4 bed Total
Market Housing 4 8 3 1 16
Unit Split 24.5% 53.5% 19.6% 2.4%

Unit 
ID

No. of 
beds

Typology No. of Car Parking Spaces
On Plot In Garage In Court

1 3 bed Detached 2 1

2 2 bed Detached 2 1 1

3 1 bed Bungalow 2

4 1 bed Bungalow 2

5 1 bed Bungalow 2

6 1 bed Bungalow 2

7 2 bed Detached 2 1

8 2 bed Semi-Detached 2 1

9 2 bed Semi-Detached 2 1

10 2 bed Semi-Detached 2 1

11 2 bed Semi-Detached 2 1

12 3 bed detached 2 1

13 2 bed Semi-Detached 2 1

14 2 bed Semi-Detached 2 1

15 3 bed detached 2 1

16 4 bed detached 2 1

The illustrative masterplan opposite demonstrates the key 
principles of the exemplar scheme. The Key features of the 
development are listed below:

General principles and guidelines: 

 − Buildings should be a maximum of 2 storeys to allow for 
views towards the open countryside, and to integrate into 
the village setting. Roof pitch should be kept rather low so 
as to contribute to overall lower height of the building.

 − Both access roads/drives should be paved with quality 
permeable materials.

 − All buildings should have at least a minimum of 1.5 metres 
of front garden with quality soft landscaping.

 − All buildings should have at least a minimum of 9 metres 
of back garden to avoid overlooking, and buildings should 
face to streets/driveways.

 − The existing rural character must be appreciated when 
contemplating new development.

 − It is important to clearly distinguish between private and 
public space. Clear ownership boundaries should be 
established so that spaces feel safe and are appropriate 
for the right user group to use.

 − A combination of native trees and shrubs of local  
provenance should be used in planting hedgerows, while 
complementary native and non-native broadleaf trees 
and shrubs should be planted elsewhere to reinforce 
the rural character of the village and provide climate 
resilience.

 − Public open spaces should enhance the character of 
these spaces by providing a positive interface.

 − Existing mature hedgerows should be protected 
and incorporated in the landscape design of new 
developments.

 − Opportunities to create or enhance pedestrian links with 
the village, green spaces and wider countryside must be 
sought. 

 − Building materials should be fitting within the local 
character, and for rendering red brick should be used.

 − New development should introduce energy efficient 
technologies and strategies, for example rainwater 
harvesting, solar roof panels, green roofs,etc.
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