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EXECUTIVE SUMMARY

This Delivery Statement (the ‘Statement’) has 
been prepared by Hopkins Homes and Pigeon 
Investment Management Ltd (‘Pigeon’) on behalf 
of ‘William & Sophie Stanton’ and Nigel & Jane 
Steer (‘the Landowners’), who are promoting Land 
off Barrow Hill (SHELAA Ref: WS012a and WS228) 
(the ‘Site’). The land has the potential to deliver 
a mixed-use scheme comprising new market, 
affordable and self-build homes, community use, 
outdoor sports pitches, and new high-quality 
landscape and public open space.

The Site has the potential to deliver a high-
quality, landscape-led scheme to the south 
of Barrow, with generous open recreational 
areas, including substantial new sports ground 
provision for the benefit of the new community, 
the existing residents of Barrow and residents of 
nearby settlements such as Denham End and 
Burthorpe.

The Site can be brought forward  comprehensively 
or in parcels e.g. Hopkins Homes parcel which has 
been submitted separately for consideration. It 
would be welcomed if there was an opportunity 
to meet with the Council to discuss how the 
whole or parts of the Site can be delivered for 
the benefit of the local community.

As a Key Service Centre in West Suffolk, Barrow is 
a sustainable location well suited to the provision 
of new housing for the District. The village has 
a good range of local services and facilities 
including a primary school, a doctor’s surgery, 
a day nursery, two public houses, a village hall, a 
chapel, local convenience stores and a range of 
other food and retail outlets, including a number 
of motor vehicle accessory providers and motor 
vehicle dealerships.

The Concept Plan (See Appendix 1) illustrates 
how the Site can provide a new high quality, 
landscape-led scheme to the south of Barrow, 
comprising:

• Public Open Space including strategic 
landscaping which will contribute to 
enhanced green infrastructure and 
biodiversity;

• New   sports  provision  accessible  to  the   
whole community; and 

• New homes (including affordable and self-
build homes together with homes for older 
people).

The Concept Plan proposes generous new areas 
of open space south of the village. This can include 
sports pitches which will help maintain an open 
green gap between any proposed scheme and 
Denham End and Wilsummer Wood.

A sensitively designed structural landscaping 
scheme, including new tree and hedge planting 
along all boundaries will also help integrate any 
scheme into the local landscape. The Concept 
Plan additionally shows the opportunities for 
creating green corridors within the Site, which 
will provide opportunities for Biodiversity Net 
Gain (BNG).

This Delivery Statement confirms that this Site 
is immediately available, achievable and suitable 
for the development identified within the 
Council’s Strategic Housing and Employment 
Land Availability Assessment (SHELAA). The 
landowners have entered into a partnership 
with Hopkins Homes/Pigeon to progress this Site 
through the planning  process and that  as  set out 
in Section 3 of this Statement, the Site (or parts 
of it) can deliver all ingredients proposed within a 
short timescale.
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A comprehensive set of technical studies have 
been undertaken to date, which demonstrate that 
there are no significant constraints to delivery. 
Furthermore, in producing a Concept Plan for the 
scheme, it shows that all of the necessary policy 
requirements can be accommodated or allowed 
for in the capacity of the Site i.e. whether it is 
delivered in whole or part.

Consequently, this Statement demonstrates 
that the Site can deliver all ingredients proposed 
and that due diligence has been undertaken to 
ensure that the scheme promoted to the Council 
is both policy compliant and fully deliverable as 
per the definition in the National Planning Policy 
Framework (NPPF).

In summary, Land off Barrow Hill will comprise a 
sustainable high-quality, landscape led scheme, 
providing much needed new housing for the village 
and wider District. Any proposed scheme can 
provide a range of high-quality new homes of all 
tenures, together with formal and informal open 
space. The Site is immediately available, achievable 
and deliverable, as recognised by West Suffolk 
Council’s SHELAA and so should be considered 
(in whole or part) for a mixed use, landscape-led 
housing allocation in the emerging Local Plan. Barrow Village
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1.0 INTRODUCTION

This Delivery Statement (the ‘Statement’) has 
been prepared by Hopkins Homes and Pigeon 
Investment Management Ltd (‘Pigeon’) on behalf 
of ‘William & Sophie Stanton’ and Nigel & Jane 
Steer (‘the Landowners’), who are promoting 
Land off Barrow Hill, Barrow (the ‘Site’). The land 
has the potential to deliver new homes including 
affordable homes together with areas of formal 
and informal Public Open Space, which will 
provide a high-quality landscape-led mixed-use 
scheme to the south of Barrow.

The Site can be brought forward  comprehensively 
or in parcels e.g. Hopkins Homes parcel which has 
been submitted separately. It would be welcomed 
if there was an opportunity to meet with the 
Council to discuss how the whole or parts of the 
Site can be delivered for the benefit of the local 
community.

Barrow is recognised as a Key Service Centre 
in West Suffolk and is therefore a sustainable 
location well suited to the provision of new 
housing for the District. The village has a good 
range of local services and facilities including 
the Barrow CEVC primary school, the Guildhall 
and Barrow doctor’s surgery and an educational 
day nursery. Barrow also has two public houses, 
a village hall, a chapel, local convenience stores 
and a range of other food and retail outlets. The 
village also supports a number of small motor 
vehicle accessory providers and motor vehicle 
dealerships.

The Site, given its scale and proximity to the 
existing village edge provides a sustainable 
opportunity to make an important and deliverable 
contribution to the Parish’s housing needs in a 
location which is close to established community 
infrastructure, services, facilities and sources of 
employment. In particular the northernmost area 
of the scheme fronting Barrow Hill lies within a 
short walking distance of the doctor’s surgery and 
educational day nursery.

West Suffolk Council are embarking on the 
preparation of a Local Plan. This Plan will 
identify the future housing and employment 
needs of the District over the new plan period 
following its intended adoption in 2024. The 
Plan will be informed by the Strategic Housing 
and Employment Land Availability Assessment 
(SHELAA), which will be used to identify a supply 
of housing and employment land which are 
‘deliverable’ during the Plan period.
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This Delivery Statement demonstrates that all 
relevant technical matters can be fully addressed 
and that there are no known constraints to 
the delivery of the Site. This Statement is 
accompanied by a Concept Plan to demonstrate 
how the Site can be brought forward to deliver a 
high quality, landscape-led scheme comprising:

• Public Open Space including strategic 
landscaping which will contribute to enhanced 
green infrastructure and biodiversity;

• New sports provision accessible to the whole 
community; and

• New homes (including affordable and self-
build homes together with homes for older 
people).

 
This Statement describes the Site’s characteristics 
which confirm that it is an achievable, available 
and deliverable Site with no known constraints. 
It sets out how the Site is capable of delivering a 
new high-quality residential scheme in the early 
years of the new Local Plan period.

In light of this Statement, the Council are 
requested to give consideration to the case for 
the allocation of the Site, in whole or part, so that 
it may be included as a development allocation 
in the emerging Local Plan. Hopkins Homes and 
Pigeon are committed to delivering a sustainable 
scheme and would therefore welcome the 
opportunity to work with the Council in developing 
a deliverable masterplan framework for the 
Site (in whole or part) to support a balanced, 
sustainable and sound Local Plan.
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2.0 PLANNING POLICY CONTEXT

St Edmundsbury Borough Council and Forest 
Heath District Council formally merged on 1 April 
2019 to create West Suffolk Council. At present, 
the two authorities each have their own respective 
Development Plans.

The authority is preparing a Local Plan having 
undertaken a Call for Sites exercise in December 
2018 followed by the subsequent publication of 
the Strategic Housing and Employment Availability 
Assessment (SHELAA) in 2020. In accordance with 
the National Planning Practice Guidance, these 
will form part of the evidence base to inform the 
emerging Local Plan.

The Local Development Scheme indicates key 
milestones identified to achieve the objective 
of producing a new Local Plan. National planning 
policy requires that local planning authorities 
produce Local Plans to meet, as a minimum, the 
identified future housing and employment needs 
of the District over the defined Plan period.

To determine the minimum number of homes 
and jobs needed, the National Planning Policy 
Framework (NPPF) requires that strategic 
policies should be informed by local housing and 
economic needs assessments.

www.westsuffolk.gov.uk
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The SHELAA identifies the Barrow Hill Site as an 
opportunity to provide a number of new homes 
at a density of around 30 dph, across the whole 
site, taking onto account the net developable 
area. Hopkins Homes and Pigeon supports this 
identification, but envisages a lesser scale of 
development and a greater ratio of formal and 
informal open space.

Through this Statement, Hopkins Homes and 
Pigeon confirm that the land is immediately 
available for development and that the technical 
assessments demonstrate that there are no 
significant constraints to development which 
would prevent the Site from coming forward.

Furthermore, the Landowners have entered 
into a partnership with Hopkins Homes and 
Pigeon to progress the Site through the 
planning process, which demonstrates that 
there are no legal, ownership or other known 
impediments to delivery. This Statement 
therefore demonstrates, as required by the 
NPPF, that the Site is available now, achievable 
and suitable for development. 

The Site’s location is also a unique opportunity to 
offer future residents the best of country living. 
The proximity of the Site is within easy access of 
existing services and facilities within the village 
and numerous employment opportunities are 
available within Barrow.

The Site is strategically well connected to the 
primary road network being less than 4km from 
the northern access to the A14. The scheme is 
also accessible to public transport services, with 
a regular bus route providing direct connections 
to Bury St Edmunds, which provides access to 
regional rail services to Cambridge, Ipswich and 
Peterborough. The surrounding countryside 
also offers a wealth of recreational and leisure 
opportunities including access to country walks 
and adjacent villages.

As a Key Service Centre in West Suffolk, Barrow 
is in a sustainable location which is well suited 
to providing new housing for the District. The 
village has a wide range of services and facilities 
including a primary school, a nursery, a doctor’s 
surgery, two public houses a number of retail 
outlets and employment opportunities. As 
such, the village has the potential to grow and 
any proposed landscape-led scheme to the 
south of the village will provide much needed 
new homes in close proximity to key community 
infrastructure. This will be supported with 
generous new open space and local sporting and 
recreational improvements in a location which 
provides a logical and coherent extension to 
Barrow, consistent with the established pattern 
of settlement.
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3.0 DELIVERY

The Landowners have entered into a partnership 
with Hopkins Homes and Pigeon to progress 
the Site through the planning process. As such 
the Site can be considered to be ‘available’ 
as defined by the National Planning Policy 
Framework (NPPF).

Hopkins Homes and Pigeon have been selected 
by the landowners for their knowledge of Suffolk 
and their expertise in bringing together teams 
of leading designers and specialist advisors 
to deliver high quality mixed-use sustainable 
communities.

Hopkins Homes and Pigeon are private 
companies operated by teams of professionals 
from the built environment sector whom bring 
considerable experience of delivering high 
quality schemes within the East of England.

Hopkins Homes and Pigeon’s considerable 
delivery experience demonstrates that it has a 
proven track record of planning and delivering 
sustainable mixed-use schemes, such as Grove 
Park, west of Barrow Hill.

Given the above it is clear that the Site is available 
and in line with planning practice guidance in 
that it is owned and controlled by a landowner/
developer partnership formed with the express 
intention of developing the Site. As such 
there are no legal or ownership impediments 
to development and the site is immediately 
‘available’.

In developing the Concept Plan for the Site, 
consideration has been given to current 
planning policy requirements and can be 
accommodated or allowed for in the conceptual 
layout of the scheme i.e.  in delivering whole or 
part. The technical assessments have identified 
that there are no abnormal site conditions and 
that where new infrastructure is proposed this 
has been taken into consideration within the 
financial calculations of any scheme.

Thetford KingsFleet development
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4.0 PHYSICAL CONTEXT

The 27ha (66 acre) Site is located directly south 
of Barrow village. The topography of the Site 
is generally flat and the boundaries are mostly 
defined by a mixture of hedgerows and small 
trees at a variety of densities. The Site principally 
comprises agricultural fields on the southern side 
of Barrow delineated by established hedgerows.

The northern boundary of the Site adjoins recent 
housing development which forms the current 
southern edge of Barrow and the Site directly 
fronts part of the National Cycle Route. 

The Site is in close proximity to existing 
employment opportunities, services, facilities and 
public transport links. As such, the Site can form, 
in whole or part, a natural southern extension 
to the village with landscape enhancements 
that will be in keeping with the character of the 
surrounding area. 

Barrow is a sustainable settlement benefiting from 
a regular bus service between the nearby towns of 
Bury St Edmunds and Newmarket (bus route 312). 
The Site is also strategically well connected to the 
primary road network being less than 4km from 
the northern interchange with the A14.

Site Location
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5.0 TECHNICAL CAPACITY

Highways and Access

The Site directly fronts onto either side of Barrow 
Hill. Any parts of the scheme can be served via 
priority junctions from Barrow Hill. 

Lit footways will be constructed along the side of 
Barrow Hill providing connectivity to Barrow village 
centre from the Site. In addition, it is proposed to 
extend the existing 30mph speed limit south on 
Barrow Hill. In addition, footpath improvements 
will be undertaken to access the village centre. 

A Transport Assessment has been undertaken 
which demonstrates that the proposed vehicular 
accesses with Barrow Hill, as well as the existing 
junctions on the local highway network within the 
vicinity of the Site, will operate well within capacity 
from any loading of scheme-related traffic.

No off-site highway works or modifications will 
therefore be required to accommodate the 
scheme related traffic. Any on-site layout will also 
accommodate the manoeuvring requirements of 
refuse collection and other larger vehicles such 
that they can enter and exit the site in forward gear.

National Cycle Route Map © Sustrans
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The Site is ideally located close to a wide range 
of local services and amenities, providing a 
genuine opportunity for prospective residents 
of the proposed residential scheme to access 
local services and amenities by walking or cycling, 
negating the requirement to use a private car. 
Barrow Hill forms part of the National Cycle Route 
(N0 51) and appropriate levels of cycle parking 
within the scheme will be provided.

The Site is accessible to public transport services, 
with a regular bus route providing direction 
connections to Bury St Edmunds and Exning 
(312). Bury St Edmunds provides access to 
regional rail services to Cambridge, Ipswich and 
Peterborough. This is consistent with the general 
thrust of national planning policy, which requires 
development to be in locations that are or can be 
made accessible.

On the basis of the findings within the Transport 
Assessment and in the context of the guidelines of 
the NPPF it is considered that there are no residual 
cumulative impacts in terms of highway safety 
or the operational capacity of the surrounding 
transport network. 

Flood Risk and Drainage

The Site is located in Flood Risk Zone 1; the lowest 
probability flood zone with a less than 0.1% annual 
probability of flooding. The Flood Risk Assessment 
(FRA) also confirms that the risk from other 
sources of flooding is low.

Surface water will be dealt with via on-site 
discharge, managed to maintain the greenfield 
runoff rate so as to not increase flood risk on-
site. As demonstrated in the Concept Plan, 
the creation of SuD’s features will provide key 
elements within the proposed landscape which 
will enhance biodiversity.

Flood Risk Map © Environment Agency



12
DELIVERY STATEMENT - BARROW

Utilities and Services 

The Site will make best use of the existing 
infrastructure, located within close proximity, 
which currently serves the nearby residential 
areas. A utilities assessment has been 
undertaken to assess the potential impacts of the 
proposed development upon the existing utility 
infrastructure within the site and the surrounding 
area. It can be confirmed that there is capacity 
to serve the Site (in whole or part) from existing 
utilities in the local network. 

Anglian Water has also been consulted, via their 
formal Pre-Development Enquiry process. Foul 
water will be connected to the Anglian Water 
sewer located in Barrow Hill which has capacity. 
As such, the capacity of the foul network does 
not present any constraint to delivery.

Noise and Amenity

The Site is not located close to any significant 
noise sources. Given the rural character and the 
lack of any identified significant noise sources the 
Site is at low risk of noise disturbance both during 
the day and night and as such is appropriate for 
the delivery of new homes. This is confirmed by 
the recent development of land to the north for 
housing. As such, a landscape-led residential 
scheme can be accommodated on this Site 
(in whole or part) without any harm to future 
residential amenity from external noise sources. 

As part of the new developments to the north of 
the Site, new landscaping has and will be provided 
along its southern boundary, which will help to 
minimise the potential effects from any future 
schemes. Any potential effects on neighbouring 
residential properties arising from any part of the 
scheme illustrated in the Concept Plan can be fully 
addressed through the design process to ensure 
that new and existing dwellings benefit from a high 
level of residential amenity.

Air Quality 

The Site is not located within an Air Quality 
Management Area. Impacts during construction, 
such as dust generation and plant vehicle 
emissions, are predicated to be of short duration 
and only relevant during the construction phase. 

The operational impact of the development on 
existing receptors in the local area is predicated 
to be ‘negligible’. Regarding suitability of air 
quality at the Site for residential uses, pollutant 
concentrations at the facades of the proposed 
residential properties are predicted to be within 
the relevant health-based air quality objectives.
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6.0 LANDSCAPE ASSESSMENT

The Site is not covered by any statutory 
landscape designations. The majority of the Site 
is relatively flat with a gradual fall to the south. The 
wider local area can be generally described as 
having a rectilinear field pattern and a network of 
hedgerows and woodlands, the closest woodland 
being, Wilsummer Wood County Wildlife Site, 
which lies to the east of Barrow Hill. 

The character of the Site is typical of arable fields 
with clearly defined tree and hedge planting to the 
principal boundaries. The Site is contained along 
most of the southern boundary by hedgerows 
and trees. To the north the Site is enclosed by 
existing modern housing development. 

To minimise any potential effects on the wider 
landscape, the Concept Plan proposes generous 
new areas of open space on the Site. This will 
maintain a gap between Barrow and Denham End 
and Wilsummer Wood and also help transition the 
scheme (in whole or part) into the surrounding 
landscape. Furthermore, a sensitively designed 
landscaping scheme, including new tree and 
hedge planting along all principal boundaries 
will help integrate the development into the 
wider local landscape. The Concept Plan 

shows the opportunities for creating green 
corridors throughout the Site, which will provide 
opportunities for enhancements and BNG. 

The Concept Plan identifies self-build plots which 
will be at a lower density, consistent with the rural 
setting and provide an appropriate transition 
between the built form of the village and the 
countryside in this southern location. 

The Concept Plan has been developed with a 
landscape-led design approach, with the result 
that a strong landscape structure will be integral 
to any design. A variety of green infrastructure 
including landscaping, public open space and bio-
diverse SuD’s features can all be provided.

Surface Water features create new habitats for local wildlifeLandscape-led scheme which will integrate scheme into local landscape
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7.0 ECOLOGY

The Site mainly comprises arable fields, with 
boundary hedgerows. A Preliminary Ecological 
Survey has confirmed that the Site is not 
subject to any statutory nature conservation 
designations. Wilsummer Wood, a County Wildlife 
Site (CWS) is located near to Site, on the eastern 
side of Barrow Hill. The development of the Site 
(in whole or part) would not directly impact on 
this Wildlife Site and any indirect effects can be 
appropriately mitigated. 

A test for great crested newts has been 
undertaken and they are not known to be within 
close proximity of the Site. Therefore, the 
likelihood of newts being on the development 
part of the Site is very low, particularly given the 
availability of higher quality woodland terrestrial 
habitat at Wilsummer Wood. 

The survey has identified that there are no 
species present, other than is typical of local 
farmland, which could pose a constraint to 
development. Given that the Site is in agricultural 
use, it likely to be of little inherent ecological value 
with any biodiversity value limited to hedgerows 

and along the field boundaries which would be 
protected and incorporated into the proposed 
scheme. Any other habitats present are likely 
to be focused along the field margins would be 
retained as part of the scheme. 

Whilst the development of the Site (in whole or 
part) is unlikely to have the potential to impact 
on protected species, given the nature of the 
existing use and habitats present, all required 
mitigation can be incorporated into the design 
and sensitive, appropriate working practices 
implemented during the construction phase. 

This would be confirmed through Site specific 
survey work in due course. 

The Site offers a good opportunity to provide an 
enhancement to its biodiversity interest through 
the provision of a more diverse range of species 
habitats than is currently present e.g. seminatural 
greenspace, including SuD’s features and 
additional tree planting as shown on the Concept 
Plan. In this regard, the proposed significant new 
areas of open space and landscaping have the 
potential to deliver a net biodiversity gain.

Provision of Wildflower Meadow to Increase Opportunities for Local Wildlife
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8.0 HERITAGE

There are no designated heritage assets affecting 
the Site and the village is not covered by a 
Conservation Area designation. To the north of 
Barrow is a scheduled ancient monument (SAM) 
identified as a Hall and Moat. However, given the 
intervening built form, which comprises Barrow 
village, it is considered that the impact upon the 
setting of the SAM as result of the development 
the Site (in whole or part) will be very low. 

The nearest listed buildings are to the north of the 
Site, nearer to the centre of the village (12 and 16 
the Green). Both of these properties are Grade II 
Listed. A third listed building lies to the south of 
the Site at Wolfe Hall. 

This property is accessed directly from Barrow Hill 
and is similarly Grade II listed. Given the distance 
of these three properties to the Site and the 
intervening built form there is unlikely to be any 
impact upon the setting of these buildings. 

The Site is not identified within an area of high 
archaeological importance. Based on the Suffolk 
HER, there is one feature of archaeological 
interest, which is shown as located within the 

Site consisting of a post medieval house. As has 
been the case on other development sites in the 
immediate area, it is considered that the potential 
effects on this undesignated heritage asset can be 
appropriately mitigated and should not preclude 
development. 

An Archaeological Desk-Based Assessment 
confirms that there are no other recorded 
archaeological features within the Site and that a 

geophysical survey of the Site has not identified 
any other potential archaeological interest. As 
such, the Site is assessed as having a low potential 
for archaeological remains for significant, non-
agricultural remains from all periods. There is 
no indication that the Site contains any other 
archaeological remains that would be a constraint 
to development. This would be confirmed through 
further Site survey work in due course.

Historic England Map © Historic England
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9.0 SUSTAINABILITY

Pigeon are committed to creating sustainable 
schemes which blend high-quality landscape-
led design principles with a useable and 
environmentally friendly place for people to live, 
work and socialise in.

Pigeon recognise that this Site provides the 
opportunity to deliver a high-quality residential 
scheme which is designed so that all new homes 
are energy efficient. Pigeon’s aim is to ensure that 
their schemes achieve a reduction in the predicted 
carbon emissions in accordance with both local 
and national policy, given the importance of this 
growing issue.

Climate change is one of the greatest challenges 
facing the world today. It will cause the UK to 
become warmer, winters will become wetter, 
and summers will become drier. Mitigating and 
adapting to this changing climate is a key issue 
with over 70% of local authorities having now 
declared a climate emergency. This includes 
West Suffolk which declared a climate emergency 
in September 2019 and have since created a 
Climate Change Taskforce whose prime objective 
is to identify and implement a strategy to tackle 
the climate emergency. 

It is recognised that each Site has its own set 
of opportunities and constraints. Therefore, 
designed into every scheme from the outset are 
a range of site specific measures that reduce 
and minimise the environmental impact of the 
scheme on the locality and the wider area.  

As demonstrated by this statement, the Site is in 
a highly sustainable location within easy walking 
and cycling distance of the village facilities.    The 
design for this Site provides the opportunity to 
improve pedestrian/cycle links, such as provision 
of lit footways along Barrow Hill connecting the 
Site to the village centre.  In addition the Site 
can provide provision for generous sporting and 
open space provision for use by all residents.  
All of these measures seek to reduce everyday 
trips by car to work, recreation or local services 
and facilities.  This combined with the provision 
of superfast broadband/fibre to all new homes 
will enable home-working and ensure that 
sustainable travel behaviour is embedded within 
the scheme.  

Pigeon will meet or where possible exceed 
standards on environmental matters.  
Development of this site gives the opportunity 
to make provision for:   

• Meeting the Future Homes Standard by 
2025;

• Designing a scheme so that the layout 
optimises the use of natural sunlight 
and ventilation, utilising solar gains and 
ambient energy to help buildings respond 
to seasonal temperatures; 

• Designing a scheme, which will in the first 
instance adopt a fabric first approach 
to design and which will reduce primary 
energy demand through the use of 
efficient fabric and services;

• In line with an electric only strategy we will 
prioritise where possible a sustainability 
strategy which uses ground and air 
source heat pumps to heat the proposed 
homes and will deploy photovoltaic cells 
where appropriate to provide renewable 
electricity;

• Supporting measures that increase 
water efficiency and reduce water 
consumption such as water meters and 
low flow fittings; and

• Where appropriate install smart meters in 
new homes. 
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Pigeon is proud to put biodiversity at the heart 
of its schemes. As well as creating attractive 
ecologically friendly environments for local 
residents and users to enjoy, each scheme 
strives to achieve a net gain in biodiversity. An 
ecologist is appointed at the very outset of our 
projects to identify opportunities for optimising 
the ecological benefit of our schemes and the 
green infrastructure.  This will help to enhance 
the local environment and build resilience to the 
effects of climate change.

Early in the design process, schemes are 
developed to preserve and enhance vegetation 
on-site. Existing trees and hedgerows are 
retained and incorporated into site layouts, 
including the strengthening of boundary 
planting. The provision of new open space on 
this Site will also assist with this and will provide 
new habitat creation throughout the scheme. 
New planting of native species will be carefully 
chosen in order to maximise opportunities 
for biodiversity enhancements and achieve a 
biodiversity net gain. 

The inclusion of sustainable drainage systems 
(SuDS) using the infiltration hierarchy offers a 
highly sustainable solution to managing surface 
water which does not put pressure on existing 
services or increase the risk of flooding off-site. 
These features also offer habitats for wildlife. 

In developing the Concept Plan for the Site, 
consideration has been given to ways that the 
scheme can ensure that it can be sustainably 
designed and constructed in accordance 
with current local and national planning policy 
requirements.  

Opportunities for new planting
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10.0 CONCEPT 

The Concept Plan that accompanies this 
Delivery Statement is based upon an assessment 
of the Site’s opportunities and constraints and 
illustrates how the Site can provide a new high-
quality mixed-use landscape-led residential 
scheme comprising new market, affordable and 
self-build homes, community uses, outdoor 
sports pitches and high-quality landscape and 
public open space, to the south of Barrow. 

The Concept Plan makes provision for: 

• Public Open Space including strategic 
landscaping which will contribute to 
enhanced green infrastructure and 
biodiversity;

• New sports provision accessible to the whole 
community, including community facilities;

• New homes (including affordable and self-
build homes together with homes for older 
people). 

The Site can be brought forward  comprehensively 
or in parcels e.g. Hopkins Homes parcel which 
has been submitted separately. It would be 
welcomed if there was an opportunity to meet 
with the Council to discuss how the whole or 
parts of the Site can be delivered for the benefit 
of the local community.

The Site is within easy walking and cycling 
distance of all the services and facilities within the 
village. This makes the Site a highly sustainable 
development location and well placed to 
encourage active modes of travel (cycling and 
walking) and the use of public transport. The key 
objectives that have informed the preparation of 
the Concept Plan can be summarised as follows:

• To provide an attractive high-quality, 
landscape and design led, mixed-use 
scheme that retains and enhances the Site’s 
existing landscape features;

• To provide a range of high-quality new homes 
to meet the District’s housing requirements, 
including the provision of self-build housing, 
which will be a lower density;

• To encourage sustainable travel patterns 
and encourage cycling and walking through 
design and the provision of links to existing 
cycle ways and footpaths;

• To integrate formal sporting provision 
and informal recreational space within 
the proposed layout, utilising the existing 
landscape features, whilst providing 
opportunities for play and biodiversity 
enhancement; and

• To provide a sustainable drainage strategy, 
to ensure that surface water is managed 
appropriately, including new SuD’s features.

Opportunities to encourage modes for sustainable travel
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Concept Plan
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New Homes 

The Concept Plan includes provision for a mix 
of housing types and tenures will be provided 
on the Site reflecting its close proximity to local 
services and facilities and the wider amenities 
within the village. 

Any proposed scheme will deliver a range of 
new homes of varying size. These will include 
smaller homes for those looking to start on the 
property ladder through to larger family homes 
recognising the location of the Site close to day 
care, primary educational and other established 
community facilities. The Concept Plan also 
includes provision for self-build plots for those 
seeking to design and build their own homes. 

Given the nearby proximity to the doctor’s 
surgery, community buildings, shops and other 
services, the Site can also increase opportunities 
for meeting the needs of older persons and 
those wishing to downsize. The scheme will 
also provide affordable housing in accordance 
with policy providing a significant contribution 
towards meeting affordable housing needs 
locally and within the District.

Homes which front onto Public Spaces and provide natural 
surveillance

Homes orientated around public open space Homes overlooking recreational areas
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Green Infrastructure

Any proposal can include a design emphasis 
on making generous sporting and open space 
provision and accommodating any scheme in 
a manner which would not cause harm to the 
wider countryside. Whilst any proposal will result 
in changes to the existing visual composition for 
public receptors using Barrow Hill, the design and 
nature of any new scheme can complement the 
recent schemes to the north of the Site. New 
planting along the boundaries and throughout the 

Site will also assist in softening the appearance of 
the scheme and integrate it into its surroundings. 

Through the use of good design principles, 
appropriate mitigation can be incorporated into 
any final design/any final scheme in the form 
that is off-set from the Site’s boundaries and 
green infrastructure can be used to create green 
corridors both throughout the Site and along 
the Site boundaries. In addition to the sporting 
provision, further open space and SuD’s features 
can be integrated into any part of the scheme, 

whether it is brought forward comprehensively or 
in separate parcels, providing additional useable 
amenity spaces and helping to further transition 
the southern approach to the Site and integrate it 
into the local rural character. 

The range of mitigation measures outlined above 
will ensure that any proposals relate positively to 
the character of the Site (in whole or part) and 
its wider setting, and do not appear incongruous 
when viewed from the wider landscape context.

Integration of sporting pitches such as Rugby Recreational Space adjacent to homes integrated with local walks Community Planted areas
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11.0 CONCLUSION

This Delivery Statement demonstrates that the 
Site is both sustainable and capable of delivering 
a high quality, mixed-use, design and landscape 
led scheme for new market, affordable and self-
build homes. The scheme (in whole or part) can 
also deliver community uses, outdoor sports 
pitches, and new high-quality landscape and 
public open space at Land off Barrow Hill, Barrow.

The Site can be brought forward  comprehensively 
or in parcels e.g. Hopkins Homes parcel which 
has been submitted separately. It would be 
welcomed if there was an opportunity to meet 
with the Council a to discuss how the whole or 
parts of the Site can be delivered for the benefit 
of the local community.

As a Key Service Centre in West Suffolk, Barrow is 
a sustainable location well suited to the provision 
of new housing. The village has a good range of 
existing local services and community facilities 
including a primary school, a doctor’s surgery, a 
day nursery and two public houses. The village 
also supports a village hall, a chapel, convenience 
stores and a range of other retail outlets. 

West Suffolk Council are embarking on the 
preparation of a new Local Plan and the Strategic 
Housing and Employment Land Availability 
Assessment (SHELAA) plays an important role in 
identifying suitable future Sites for housing and 
jobs to meet the needs of the District over the 
next Plan period. Land to the south of Barrow is 
one such suitable site.

This Delivery Statement confirms that this 
Site is immediately available, achievable and 
suitable for the development identified within 
the SHELAA. The landowners have entered into 
a partnership with Hopkins Homes and Pigeon to 
progress this Site through the planning process 
and as set out in Section 3 of this Statement, if 
required, the Site can deliver homes earlier within 
the next Plan period. 

A comprehensive set of technical studies have 
been undertaken to date which demonstrate 
that there are no significant constraints to 
development and that in producing a Concept 
Plan for the scheme, all of the necessary policy 
requirements have either been accommodated 

or allowed for in the capacity of the Site i.e. 
whether it is delivered in whole or part. Therefore, 
this Statement demonstrates that the Site is 
achievable and that Hopkins Homes and Pigeon 
have undertaken all due diligence to ensure that 
the scheme (in whole or part) promoted to the 
Council is deliverable as per the definition in the 
National Planning Policy Framework. 

Walking Opportunities throughout the site and into the Countryside
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The Concept Plan illustrates how the Site (in whole 
or part) can provide a new high-quality, landscape-
led scheme south of Barrow, including strategic 
landscaping and new amenity provision, which 
will contribute to enhanced green infrastructure 
and increased net biodiversity. There can also be 
substantial new sporting provision, which will be 
of significant benefit to the whole community and 
neighbouring communities. 

The Site (in whole or part) makes provision for 
a range of homes including smaller homes for 
those looking to buy their first home through to 
larger family homes. In addition, the Concept 
Plan includes homes for older people and those 
seeking to design and build their own homes. 

In conclusion, Land off Barrow Hill, Barrow, can 
deliver a high-quality, design and landscape led 
scheme, for the village at an early stage in the 
new Local Plan period. The proposed scheme is 
sustainable and will provide much needed new 
homes in close proximity to existing established 
services. The scheme provides generous open 
space and new sporting provision in a location 

which presents a coherent and logical extension 
of Barrow, consistent with the established pattern 
of settlement and recent new development to the 
north. 

Finally, the Site is available, achievable and 
deliverable and has the potential to make a lasting 
contribution to the Parish of Barrow cum Denham.

A landscape-led residential development
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APPENDIX 1: CONCEPT PLAN
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APPENDIX 2: SITE PLAN
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APPENDIX 3: LANDOWNERSHIP PLAN


