
 
 
West Suffolk Local Plan Issues and Options 
October 2020 
 
Call for sites form  
 
If you would like to promote a site or sites for potential development then please 
complete this questionnaire. 
 
All submissions must be accompanied by an ordnance survey map clearly showing the 
boundaries of the site outlined in red. 
 
All submissions are made on a without prejudice basis. Please note that in seeking 
available sites the council is making no commitment in respect of which sites may be 
selected to be included in the preferred options stage of the West Suffolk Local Plan. 
 
Please complete a separate questionnaire for each site 
 
Only submit sites which: 
 
 are available for development within the next 15 years 
 
 that can accommodate five or more dwelling or are greater than 0.2 hectares in 

size if being promoted as a residential site. 
 

 
Please send your form: 
 
By email to: planning.policy@westsuffolk.gov.uk 
 
By post to : Strategic planning, West Suffolk House, Western Way, Bury St Edmunds, IP33 3YU 

 
You must provide an answer to all the questions in the form. 
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Part one – site information  
 
Please provide as much detail as possible about your site.  
 
1. Location plan  
 

Please supply a site plan that clearly shows the boundaries of the site outlined in 
red and access point indicated. 

 
2. Settlement  
 

What settlement is the site in, or nearest to? 
 

Exning 
 
 
 
 

 
3. Site address  
 

Please provide the site address. 
 

Land south of Ducks Lane, Exning 
 
 
 
 

 

4. Previously submitted site 

Has the site already been identified within the Strategic Housing and Economic 
Land Availability Assessment 2020 or the West Suffolk Local Plan Issues and 
Options document? 

 
YES  ☐  NO ☒ 
(click in the appropriate box) 

 
If you answered yes, please enter the site reference number below. 

 
N/A 
 
 
 
 

 
  



 
5. Additional information to previously submitted site 

 
Please send us any additional information/supporting statement you have in 
relation to the site you have previously submitted 

6. Planning history 

Does the site have any relevant planning history? 
 
If you answered yes, please provide the planning application reference number(s). 

 
No. 
 
 
 
 

 
7. Current land use  
 

What is the current use(s) of the land? 
 

Field 
 
 
 
 

 
8. Brownfield 
  

Is the site brownfield (has it been built on previously)? 
 

YES  ☐  NO ☒ 
(click in the appropriate box) 

 
9. Site size  
 

Please provide the site area in hectares. 
 

Approx. 1.54ha. 
 
 
 

10. Site description  

Please describe the site, providing photos if possible. 
 

The site is located to the south of Ducks Lane. Frogmore, a public bridleway and 
horse walk, runs alongside the western boundary of the site. There are dwellings 
to the north and east of the site, and to the west are dwellings and allotments. 
The land to the south is countryside with the A14 beyond. 
 
There are trees and hedgerows at the site boundary. There is a pond and 
watercourse in the eastern part of the site. There are fences and sheds on the 
site in a dilapidated state. 



 
The current access into the site is located on the junction of Ducks Lane and 
Frogmore. 
 

 

Part two – suitability  
 
Site must comply with policies in the development plan documents which can 
be found at www.westsuffolk.gov.uk/planningpolicy 

11. Constraints  

Are there any other constraints to the development of the site?   
 
(For example flood risk, or a loss of historical assets, or community facilities, 
and/or habitats and biodiversity constraints?)  
 
Information on constraints can be found at 
https://magic.defra.gov.uk/MagicMap.aspx  
 
Please provide as much information as possible. 

 
The eastern edge of the site falls within Flood Zones 2 and 3. As shown on the 
Concept Plan submitted with the call for sites submission for this site, the pond 
and watercourse would be retained and no built development would be located 
within Flood Zones 2 and 3. The dwellings and access road for the promoted 
development at the site would be within Flood Zone 1. The promoted 
development would include a sustainable drainage system to manage surface 
water drainage.  
 
The site does not fall within a designated nature conservation area. An ecological 
assessment will need to be undertaken for the site. The existing trees at the site 
boundary and the existing pond and watercourse would be retained as part of the 
promoted development, which should mean that habitats and species at the site 
would be protected. It is anticipated that the promoted development at the site 
would provide ecological mitigation and biodiversity net gain.  
 
The site is located within Exning Conservation Area. The nearest listed buildings 
are the Church of St Martin (Grade I) located to the east on the northern side of 
Ducks Lane, and Harraton Court Stables and attached Trainer's House (Grade II) 
located to the north of the site.  
 
There are intervening buildings between the site and the identified listed buildings 
above. It is unlikely that development at the site would adversely affect the 
setting of any listed buildings, but this will need to be assessed in a heritage 
assessment. 
 
In its current form the site is not judged to significantly contribute to the 
significance of the Exning Conservation Area. Appropriate design and layout of 
development on the site can be achieved that will enhance the character of the 
Exning Conservation Area and the surrounding area.  
 
An initial archaeological assessment has been undertaken, which recommended a 
geophysical survey and further archaeological evaluation. It is likely that a 
programme of archaeological investigation, recording and publication would 
provide mitigation for any archaeological remains at the site. 



An assessment of the access arrangements and suitability of the site in transport 
terms has been undertaken. A Transport Technical Note is submitted with this 
response. Vehicular access can be achieved to serve the Turnstone Land and can 
incorporate a carriageway width of 5.5m and visibility splays of 2.4m x 43m. The 
access arrangement would be able to be delivered in accordance with the Suffolk 
design guidance for a development of up to 30 dwellings in accordance with 
guidance set out within Manual for Streets 1 and 2. Pedestrian footways would be 
provided along both sides. The quantum of traffic that is predicted to be 
generated by and attracted to the proposed development will not result in any 
material impact in local traffic levels or movements with good connections to the 
strategic highway network to the east of the site. The site is well served by local 
services and amenities in addition to being connected to the local highway 
infrastructure and Public Right of Way network, and the site is located in a 
sustainable location where the day to day needs of future residents are met 
locally without the need to travel by car. 

In addition, land south of Ducks Lane Exning is also available, if judged 
necessary, to facilitate appropriate access into adjacent land ‘east of Heath Road, 
Exning’ (SHELAA Ref. WS080) which is identified as an ‘included’ site in the 
emerging West Suffolk Local Plan (WSLP). 

If it is determined that the Heath Road site (WS080) should be allocated in the 
draft WSLP, then the land south of Ducks Lane promoted by Turnstone Estates 
could provide a suitable highway access into the adjacent site, as an appropriate 
alternative to Lacey’s Lane or Frogmore. An appropriate access design sufficient 
to serve both land at Ducks Lane and WS080 has been considered in detail and 
can be achieved without adverse effects upon the horse walk along Frogmore. 

A Concept Plan demonstrating an appropriate access arrangement is included 
with this submission. 

If not required for access into WS080 then land south of Duck’s Lane represents a 
suitable site for residential development in isolation. 

Part three – availability 

Confirmation of the intention to develop the land must be received to enable us 
to consider your site. 

12. Landowner details

Please provide full contact details of the landowner, including name, address,
telephone number and email address.

Name: RC Browne & Son Partnership c/o Turnstone Estates Limited 



13. Developer details

If there is a developer for the site please provide their full contact details, including
organisation name, address, telephone number and email address.

Organisation: Turnstone Estates Limited 

Contact name: Mr Tim Deacon 

Address: as above 

Telephone number: 01223 273953 / 07969845513 

Email address: timdeacon@turnstoneestates.com 

14. Agent details

If you are an agent please provide full contact details, including your name,
organisation (if applicable), address, telephone number and email address.

Organisation: Carter Jonas 

Contact name: Matt Hare 

Address: Carter Jonas, One Station Square, Cambridge CB1 2GA 

Telephone number: 01223 326544 

Email address: Matt.Hare@carterjonas.co.uk 

15. Intention to develop

How soon could development begin?

1-5 years 6-10 years 11-15 years 15+ years 
X 

Please enter any additional comments you think would be useful in regard to the 
timescale for development. 

Turnstone Estates is an experienced developer that would bring forward the 
promoted development. The site-specific survey and technical work to support an 
application will need to be undertaken, but this could be completed quickly for a 
development of the size in question. 

A full planning application would be required for the promoted development, 
which means that once permission has been granted and conditions have been 
discharged development could commence immediately, without the need for the 
submission and approval of reserved matters. 



Part four – achievability  
 
Sites to be considered suitable for allocation need to show good potential to 
come forward within a 15 year timeframe. 

16. Legal issues  

Do any other parties have any legal rights that relate to the site? 
 

YES  ☐  NO ☒ 
(click in the appropriate box) 
 
If you answered ‘yes’ go to legal issues (question 14) below. 
 
If you answered ‘no’ go to proposed use (question 15) below. 

17. Legal issues details  

Please provide further details on the legal issues affecting the achievability of 
developing the site. 

 
N/A 

 

18. Proposed use  

Please identify proposed future uses. 
 
Select at least one option.  

 

Residential Economic 
development Mixed use Other use 

X 
 

   

 
If you selected ‘residential’ please go to question 19.  
If you selected ‘economic development’ go to question 20. 
If you selected ‘mixed use’ go to question 21. 
If you selected ‘other use’ go to question 22. 

 
19. Type of residential use proposed  
 

Please identify what type of residential dwellings is proposed. 
 

Market 
housing 

Affordable 
housing Care home Traveller 

site 
Self or 
custom build 

Other types 
of housing 

 
X 
 

X     

 
If you have selected ‘other types of housing’ please clarify 

 
N/A 
 

 



20. Types of economic development 
  

Please identify what type of ‘economic use’ is proposed 
 

Retail Leisure Cultural Office Warehousing Community 
building Other  

 
 

      

 
If you selected ‘other types of economic development’ please specify. 

 
N/A 
 
 

 
 

21. Types of mixed use 
 

Please provide further details on the ‘mixed use’ proposed for the site. 
 

N/A 
 
 
 
 
 
 

 
22.  Other uses 
  

Please provide detailed information on the type of use proposed. 
 

As set out above, land South of Ducks Lane Exning is also available to facilitate 
appropriate access into adjacent land ‘east of Heath Road, Exning’ (SHELAA Ref. 
WS080) which is identified as an ‘included’ site in the emerging West Suffolk 
Local Plan (WSLP). 
 
If it is determined that the Heath Road site (WS080) should be allocated in the 
draft WSLP, then the land south of Ducks Lane promoted by Turnstone Estates 
could provide a suitable highway access into the adjacent site, as an appropriate 
alternative to Lacey’s Lane or Frogmore. 
 
An appropriate access design sufficient to serve both land at Ducks Lane and 
WS080 has been considered in detail and can be achieved without adverse effects 
upon the horse walk along Frogmore. 
 
A Concept Plan is included with this submission. The promoted development 
contains the following land uses: 

 Residential development (0.73Ha) for up to 30 dwellings; 
 Open space and existing ponds (0.68Ha); and, 
 New highway access arrangement (0.17Ha) 
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Document Section Part 3 - settlements  Local Service Centres 
Exning  Site options 

Comment ID 910 

Respondent Mr Tim Deacon (Turnstone Estat… 

Agent Mr Brian Flynn (Carter Jonas LLP) 

Response Date 22 Dec 2020 

Current Status Awaiting Processing 

Summary . 

Comment Alternative or Additional Site Option – Land south of 
Duck’s Lane, Exning 

A separate call for sites submission has been made on 
behalf of Turnstone Estates for residential development 
at land south of Ducks Lane in Exning. In due course 
this site will need to be assessed against the suitability 
criteria in the SHELAA and against the sustainability 
criteria in the Sustainability Assessment. In summary, it 
is considered that this site would score well in terms of 
suitability and sustainability, and there are no 
significant constraints to the promoted development. 

A Considerations Plan is submitted with these 
representations to identify the existing features on the 
site. The eastern edge of the site south of Ducks Lane in 
Exning falls within Flood Zones 2 and 3. As shown on 
the Concept Plan submitted with the call for sites 
submission for this site, the pond and watercourse 
would be retained and no built development would be 
located within Flood Zones 2 and 3. The dwellings and 
access road for the promoted development at the site 
would be within Flood Zone 1. The promoted 
development would include a sustainable drainage 

https://www.westsuffolk.gov.uk/
https://westsuffolk.inconsult.uk/consult.ti/WSLP_Issues_and_Options/viewCompoundDoc?docid=11759412&partid=11759412
https://westsuffolk.inconsult.uk/consult.ti/WSLP_Issues_and_Options/viewCompoundDoc?docid=11759412&partid=11760852
https://westsuffolk.inconsult.uk/consult.ti/WSLP_Issues_and_Options/viewCompoundDoc?docid=11759412&partid=11764724
https://westsuffolk.inconsult.uk/consult.ti/WSLP_Issues_and_Options/viewCompoundDoc?docid=11759412&partid=11770548
https://westsuffolk.inconsult.uk/consult.ti/WSLP_Issues_and_Options/viewUserProfile?uid=31247009&nextURL=
https://westsuffolk.inconsult.uk/consult.ti/WSLP_Issues_and_Options/viewUserProfile?uid=30186625&nextURL=


system to manage surface water drainage. 

An ecological assessment will need to be undertaken for 
the land south of Ducks Lane in Exning. The existing 
trees at the site boundary and the existing pond and 
watercourse would be retained as part of the promoted 
development, which should mean that habitats and 
species at the site would be protected and enhanced. It 
is anticipated that the promoted development at the 
site would provide ecological mitigation and biodiversity 
net gain. 

It is noted that the assessment for heritage criteria in 
the Sustainability Assessment Interim Report is based 
on a calculation of distance between promoted sites 
and identified heritage assets. It is considered that this 
approach is very limited and does not take into account 
whether the promoted site falls within the setting of the 
heritage asset or affects its significance. A more 
detailed assessment is required for the heritage criteria, 
which is related to potential impacts and not simply 
proximity. It is unlikely that development at the site 
would affect the setting of any listed buildings, and the 
design and layout of the promoted development would 
seek to respect the character of the Exning 
Conservation Area and the surrounding area. An initial 
archaeological assessment has been undertaken, which 
recommended a geophysical survey and further 
archaeological evaluation. It is likely that a programme 
of archaeological investigation, recording and 
publication would provide mitigation for any 
archaeological remains at the site. 

An assessment of the access arrangements and 
suitability of the site in transport terms has been 
undertaken. A Transport Technical Note is submitted 
with this response. Vehicular access can be achieved to 
serve the Turnstone Land and can incorporate a 
carriageway width of 5.5m and visibility splays of 2.4m 
x 43m. The access arrangement would be able to be 



delivered in accordance with the Suffolk design 
guidance for a development of up to 30 dwellings in 
accordance with guidance set out within Manual for 
Streets 1 and 2. Pedestrian footways would be provided 
along both sides. The quantum of traffic that is 
predicted to be generated by and attracted to the 
proposed development will not result in any material 
impact in local traffic levels or movements with good 
connections to the strategic highway network to the 
east of the site. The site is well served by local services 
and amenities in addition to being connected to the 
local highway infrastructure and Public Right of Way 
network, and the site is located in a sustainable location 
where the day to day needs of future residents are met 
locally without the need to travel by car. 

A Concept Plan has been prepared for the promoted 
development, and is submitted with the call for sites 
submission. The Concept Plan shows the indicative 
design and layout. A new access provided off Duck’s 
Lane. Duck’s Lane is realigned to provide a more 
suitable junction arrangement with Chapel Street and 
Lacey’s Lane. The public bridleway on Frogmore has 
been realigned. It is anticipated that the maximum 
building heights would be two storeys, to reflect the 
character of neighbouring buildings and the surrounding 
area. 

It is requested that land south of Duck’s Lane in Exning 
is allocated for residential development in draft WSLP, 
for up to 30 dwellings. 

Attachments 1911-022 Transport Technical Note.pdf 
J0032735_002_Turnstone Ests_Exning_Concept 

Plan.pdf 
J0032735_001_Turnstone Ests_Exning_Considerations 

Plan.pdf 

Submission Web 

https://westsuffolk.inconsult.uk/gf2.ti/af/1173410/324302/PDF/-/1911022_Transport_Technical_Note.pdf
https://westsuffolk.inconsult.uk/gf2.ti/af/1173410/324302/PDF/-/1911022_Transport_Technical_Note.pdf
https://westsuffolk.inconsult.uk/gf2.ti/af/1173410/324303/PDF/-/J0032735_002_Turnstone_Ests_Exning_Concept_Plan.pdf
https://westsuffolk.inconsult.uk/gf2.ti/af/1173410/324303/PDF/-/J0032735_002_Turnstone_Ests_Exning_Concept_Plan.pdf
https://westsuffolk.inconsult.uk/gf2.ti/af/1173410/324303/PDF/-/J0032735_002_Turnstone_Ests_Exning_Concept_Plan.pdf
https://westsuffolk.inconsult.uk/gf2.ti/af/1173410/324304/PDF/-/J0032735_001_Turnstone_Ests_Exning_Considerations_Plan.pdf
https://westsuffolk.inconsult.uk/gf2.ti/af/1173410/324304/PDF/-/J0032735_001_Turnstone_Ests_Exning_Considerations_Plan.pdf
https://westsuffolk.inconsult.uk/gf2.ti/af/1173410/324304/PDF/-/J0032735_001_Turnstone_Ests_Exning_Considerations_Plan.pdf
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Turnstone Estates Limited 

Land at Frogmore, 
Exning 

Project Reference: 1911-022/TN/01 

Technical Note 
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 Introduction 

1.1 Transport Planning Associates has been instructed by Turnstone Estates Limited ("Turnstone") prepare a 

technical note pursuant to transport matters in respect of the promotion of land to the south of Ducks Lane 

and east of Frogmore, Exning, (the "Turnstone Land") for residential development through the emerging 

West Suffolk Local Plan. The extents of the land are illustrated in submissions prepared by Carter Jonas 

pursuant to planning matters.  

1.2 This technical note is prepared in support of a potential development for up to 30 dwellings and associated 

open space. Through the provision of access and changes to the alignment of local highway arrangements, 

the allocation of the Turnstone land has the potential to release further land for development, to the rear of 

the dwellings along Lacey's Lane.  

1.3 This transport technical note introduces the site in the context of the local highway network and identifies 

the existing travel choices that are available for pedestrians, cyclists and public transport users. The existing 

local facilities and amenities are introduced that support the principles of sustainable development, 

including shops and leisure, recreational and educational uses. The existing travel patterns of Exning 

resident's is introduced to provide an indication of how people choose to travel to work locally. The potential 

vehicle trips that may be generated by the development are introduced along with an indication of the 

distribution of trips to the local highway. A suitable access solution is presented.  

1.4 This note concludes that Exning can be considered sustainable in transport terms and that the allocation of 

the Turnstone Land is an appropriate extension to the existing settlement. Furthermore, through the 

allocation of the Turnstone and the reconfiguration of the Ducks Lane / Chapel Street junction access is 

capable of being achieved to other land, to the south of those dwellings along the southern side of Lacey's 

Lane, being promoted separately by others. 
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Report Structure 

1.5 This transport note considers the existing transport context of the Turnstone Land, examining pedestrian 

accessibility, cycle accessibility and public transport services. Local amenities and facilities are also discussed 

in section 2 of the representations and a description of the local highway network is provided. 

1.6 In addition, existing travel patterns, with specific reference to methods of travel to work are discussed. In 

section 3, the means of access is introduced and at section 4 the likely trip generation and distribution is 

discussed.  

1.7 A summary and conclusion is provided in section 5.  
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 Existing Accessibility  

Introduction 

2.1 This section of the technical note identifies the Turnstone Land in the context of the local highway and 

transport networks. It outlines the existing travel opportunities for pedestrians, cyclists and public transport 

users and importantly identifies local services and facilities, the land use and proximity to the Turnstone 

Land. This section of the representations confirm that in transport terms the allocation of the Turnstone 

Land for development is both achievable and sustainable. 

2.2 In addition, the Turnstone Land may also be capable of supporting the delivery of land to the south Lacey’s 

Lane and west of Frogmore, being promoted separately by others 

The Turnstone Land 

2.3 The Turnstone Land is currently in agricultural use and is located to the south of Ducks Lane and to the east 

of Frogmore, in the southern extents of Exning.  

2.4 The Turnstone Land is bound by Ducks Lane to the north, whilst to the west and south the land is bound 

open agricultural and the A14. 

2.5 The location of the site is presented within Figure 1. 

Pedestrian Accessibility 

2.6 Frogmore is part of the local public rights of way (PRoW) network and is highway maintained at public 

expense, with a width of approximately three metres. It is part of the local horse walking routes associated 

with the wider equine activities local to Newmarket located to the southeast of Exning. The track continues 

south, crossing the A14 via an underpass before continuing south towards the equine facilities located on 

the western edge of Newmarket. 

2.7 To the north of the land an existing pedestrian footways is present on the northern side of Ducks Lane which 

is approximately 1.5 metres in width. The footway continues east-west along Ducks Lane connecting into 

the footways provided on Chapel Street to the north, Lacey’s Lane to the west and footways present on 

either side of the B1103 Church Street to the east. The footway along Ducks Lane is supported by street 

lighting. 



Turnstone Estates Limited Land at Frogmore, Exning 

Transport Planning Associates  

1911-022/TN/01 | December 2020  4 | 13 

2.8 To the north of the site, footways are present on both sides of Chapel Street, approximately 1.5m in width 

and benefit from street lighting on both sides of the road. Chapel Street continues north away from the site 

providing pedestrian access towards local facilities such as the Exning Primary School as well as the Post 

Office. 

2.9 Within the vicinity of the northern boundary of the site, Lacey’s Lane benefits from footways on both sides 

of the road, approximately 1.5 metres in width, which are supported through the provision of street lighting. 

However, the footways along Lacey’s Lane are affected by on-street parking, where vehicles park partially 

on the footway to maintain the width of the carriageway for vehicle movements along the road as much as 

possible.  

2.10 Within the vicinity of the site, accessed from Lacey’s Lane, Footpath 2 of the Public Right of Way network 

can be accessed, provided access and egress towards the playing fields and recreation grounds located to 

the north of the site and to the west of Chapel Street.  

Cycle Accessibility 

2.11 Within the immediate vicinity of the site, whilst there are no dedicated cycle facilities such as cycle lanes or 

cycle tracks, however, the low vehicle speeds, as a result of the 30mph speed limit, and the relatively flat 

topography would be conducive to cycling within Exning. To the east of the site, along the B1103 Church 

Street, to the south of the junction with Ducks Lane, on carriageway cycle lanes are present for journeys to 

and from Newmarket.  

2.12 It is identified in the Local Transport Note 1/20 regarding cycle infrastructure design that in rural areas that 

shared routes with vehicle speeds of up to 30 mph will be generally acceptable with motor vehicle flows of 

up to 1,000 PCUs per day. Exning has low levels of vehicles movements travelling through the village daily 

which would support cyclists travelling within a shared road surface environment within the village. 

2.13 To the north of the site, National Cycle Route 51 passes through Exning along Ducks Lane and Lacey’s Lane, 

travelling east to west through the village and connecting to Newmarket to the southeast and Burwell to 

the west.  In the vicinity of the site, the National Cycle Route 51 is identified as an on-road route. 

Public Transport  

Bus 

2.14 Located approximately 400m to the east of the site’s boundary, accessed via Ducks Lane, the nearest bus 

stop to the site is located on the eastern and western sides of the B1103 Church Street. 
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2.15 The bus stops benefit from a bus stop with a shelter and timetable information and are mainly served by 

the Stagecoach Service 11, operating between Cambridge and Bury St Edmunds via Newmarket. The Service 

11 provides journeys at an hourly frequency in both directions connecting to the Newmarket Bus Station to 

the southeast of the site enabling onward travel by bus to further locations. 

Rail 

2.16 The nearest railway station to the site is located at Newmarket, located approximately 4.3km to the southeast 

of the site. Operated by Greater Anglia, the railway station provides access to services to end locations such 

as Ipswich, Cambridge and Peterborough. 

2.17 10 secure cycle parking spaces are provided at the station alongside 11 pay and display car parking spaces 

enabling users to arrive at the station by other modes of transport prior to continuing their journey by rail 

to further destinations.  

Local Services and Facilities 

2.18 Exning offers a wide variety of local services and facilities including the local Post Office, convenience stores, 

Public Houses and a takeaway. Given Exning’s proximity to Newmarket, whilst outside of a typically 

acceptable walking distance, there are a large number of facilities and services located within Newmarket 

within a reasonable cycle journey. The location of these facilities in relation to the site is also presented 

within Figure 2.  

2.19 A summary of the local services and facilities in Exning, alongside approximate walk and cycle times, based 

on 3mph and 12mph respectively, is presented within Table 2.1. 
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Table 2.1 Summary of Local Amenities and Services 

Amenity  
Approximate 

distance from site 

Indicative walk 

time  

Indicative cycle 

time 

Convenience Store and Post Office 650m 8 minutes 2 minutes 

Take-away 600m 7.5 minutes 2 minutes 

Nearest public house 350m 4.5 minutes 1 minutes 

Primary school 550m 7 minutes 2 minutes 

Pre-school  850m 10.5 minutes 2.5 minutes 

Recreation Ground 550m 7 minutes 2 minutes 

Studland Shopping Park (centre of) 2000m 24 minutes 7 minutes 

Tesco Extra (Studland Shopping 

Park) 
2800m - 10 minutes 

Nearest bus stop 500m 6.5 minutes 2 minutes 

Place of worship 450m 6 minutes 2 minutes 

Distance measured from approximate centre of application site. 

2.20 As can be seen within Figure 2 and Table 2.1, within the local vicinity is a significant number of local facilities 

and services that are available to the residents of Exning within a 10-minute cycle from the site with a number 

of facilities available within Exning within a 10-minute walk.  

2.21 Within the Studland Shopping Park are a wide number of services and facilities such as Tesco Extra, Iceland, 

Halfords, Homebase, Pets at Home, Kwikfit Tyres and Asgard Fitness. 

2.22 The Chartered Institution of Highways and Transportation ("CIHT") guidance document 'Providing for 

Journeys on Foot' (2000) provides established advice on walking distances from a development to local 

services. The CIHT guidance is reproduced in Table 2.2. 

Table 2.2 CIHT guidance 'Providing for Journeys on Foot'  

 Town Centres  
Commuting / School 

/ Sight-seeing 
Elsewhere 

Desirable 200m 500m 400m 

Acceptable 400m 1,000m 800m 

Preferred maximum 800m 2,000m 1,200m 

Reproduced from Table 3.2 of CIHT guidelines for Providing Journeys on Foot 
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2.23 Comparing the location of local services and associates walk distances presented in Table 2.1 against the 

guidance presented within Table 2.2, it can be concluded that a number of services are situated within an 

acceptable walking distance with further facilities within the preferred maximum walking distances. 

2.24 Given the access to local amenities and public transport services, Exning can be considered sustainable in 

transport terms and the Turnstone Land can be considered as suitable for allocation for residential 

development.  

Existing Travel Patterns 

2.25 To understand the existing travel patterns of residents within the surrounding area, travel to work data from 

the 2011 Census has been obtained. Data from the lower level super output layer ‘Forest Heath 006A’, in 

which the site and the wider Exning settlement is contained within, has been used to identify the local modal 

share characteristics for journeys to work from the local area. A summary of this data is presented within 

Table 2.3. 

Table 2.3 2011 Census – Method of Travel to Work 

Method of Travel to Work Proportion 

Work from Home 12.49% 

Rail 1.04% 

Bus 1.70% 

Vehicle Driver 67.36% 

Vehicle Passenger 5.11% 

Cycle  5.39% 

On Foot 6.43% 

Other 0.47% 

 

2.26 The results presented within Table 2.3 indicate that journeys as a vehicle driver, such as by car, represent the 

highest proportion of journeys to work within the surrounding area, accounting for 67.36% of journeys. It 

can also be seen that a reasonable proportion of residents within the local area do not need to travel for 

commuting purposes, with 12.49% of the population working from home.  

2.27 Whilst the use of public transport is low for journeys to work this reflects the rural character of Exning. More 

than 11% of local residents travel to work using active modes of transport, which is reflective of the close 
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proximity of the village to Newmarket and availability of such routes as Frogmore for journeys to the south 

of the A14. 

Local Highway 

2.28 To the north of the site, Ducks Lane is a single carriageway road with a footway present on the northern side 

of the road. The road is approximately 5 metres in width and is subject to a 30 mph speed limit. In the vicinity 

of the site, Ducks Lane is residential in nature with dwellings on the northern side of the road with hedge 

lines on the southern side of the road. 

2.29 At east eastern extent Ducks Lane meets the B1103 Church Street at a priority junction. The B1103 Church 

Street provides the main arterial route through Exning providing for journeys south towards Newmarket and 

north through the village towards Burwell. The B1103 Church Street is a single carriageway road, 

approximately 5.5 metres in width, with footways present on both sides of the road and is subject to a 30 

mph speed limit. To the south of the junction with Ducks Lane, on carriageway cycle lanes, designated with 

a dashed white carriageway line, are present for journeys to and from Newmarket.  

2.30 To the north of the site, Ducks Lane becomes Chapel Street and meets Lacey’s Lane at a priority controlled 

junction. To the north, Chapel Street is a single carriageway road, approximately 5.5 metres wide with on 

street car parking present on the western side of the road. access to properties located to the east and west 

of Chapel Street provide ample passing places to ensure that two-way movements can be accommodated 

with northbound traffic giving way to southbound traffic. to the north, Chapel Street meets the B1103 Swan 

Lane enabling journeys to from the site to the northwest towards Burwell.  
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 The Proposed Means of Access 

Introduction 

3.1 This section of the technical note consider the options for vehicle and pedestrian access to the Turnstone 

Land as well as the further land to the south of those properties located along the southern side of Lacey's 

Lane.  

Prospective Development 

3.2 The prospective development that could be brought forward at the Turnstone, comprises up to 30 dwellings.  

Vehicle and Pedestrian Access 

3.3 Suffolk County Council sets out its recommended junction design parameters that should be used to support 

new development within its Suffolk Design Guide which is further supported by design guidance set out 

within Manual for Streets 1 and 2. Based on the guidance set out within the Suffolk Design Guide, a ‘Major 

Access Road’ would be appropriate to serve a development of less than 300 dwellings which identifies a 

minimum road width of 5.5 metres, widening on bends where necessary. 

Access to the Turnstone Land 

3.4 A simple priority (give-way) t-junction is suitable to provide access to the Turnstone Land with visibility 

splays of 2.4m x 43m achievable in either direction. The proposed access is illustrated in the Transport 

Planning Associated drawing (number 1911-022/SK05) that comprises Appendix A to this technical note. 

Alternative Access 

3.5 The Turnstone Land would support the reconfiguration and realignment of the existing Duck Lane, Lacey’s 

Lane and Chapel Street junction to provide a 5.5 metre carriageway with 2 metre footways on both sides of 

the road serving land being promoted separately by another party. A re-designed junction might provide 

priority to vehicles travelling north-south along Chapel Street, continuing directly into the further land, whilst 

the Ducks Lane approach will join the road at a priority junction.  

3.6 Lacey’s Lane would remain as a minor arm of a priority controlled junction with Chapel Street. 

3.7 Given the status of Frogmore as a Horse Walk route, a dedicated equine route, 3 metres in width, could be 

provided on the eastern side of the realigned road with associated dropped kerbs, enabling riders to travel 
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south, segregated from the proposed carriageway realignment, connecting into the existing track further to 

the south. 

3.8 The proposed site access arrangement is presented within the Transport Planning Associates drawing 

(number 1911-022/SK03), appended to this report with the corresponding access visibilities for the re-

aligned roads presented within the Transport Planning Associates drawing (1911-022/SK04, also appended. 

3.9 As shown in the access arrangement drawing, visibility splays of 2.4 metres by 43 metres are achievable. This 

is consistent with guidance provided within the Manual for Streets design guide for within a 30 mph area. 
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 Forecast Trip Generation 

4.1 To understand the likely level of vehicle trips that would be generated should the Turnstone Land be 

allocated for development, the TRICS database has been interrogated under land use code 03 – Residential, 

sub-category A – Houses privately owned. The data has been filtering to obtain a representative sample size 

pursuant to the scale of development. The trips rates derived have been applied to a potential development 

of up to  30residential dwellings to forecast the vehicle trips that would be generated during the traditional 

highway network peak hours. For the purposes of this analysis weekday morning and evening peak periods 

of 08:00 to 09:00 and 17:00 to 18:00 respectively have been assessed.  

4.2 The application of the TRICS vehicle trip rates to the development is presented within Table 4.1. 

Table 4.1 Forecast Vehicle Trip Generation Calculation 

 
Morning peak (08:00 to 09:00) Evening peak (17:00 to 18:00) 

Arrive  Depart Two-way Arrive Depart Two-way 

Vehicle Trip 

Rate 
0.146 0.372 0.518 0.332 0.154 0.486 

 

 

4.3 From the information presented within Table 4.1, the development would likely generate approximately 15 

two-way vehicle trips during the morning and evening peak periods. This would broadly equate to a vehicle 

travelling to and from the site in either direction every 4 minutes. Given the vicinity of the site to the local 

facilities and services such as the local school, it is likely that a number of journeys can be easily undertaken 

on foot or by cycle and hence would not be reliant on the use of the private car. 

4.4 A comparison of the trip generation characteristics of the land has been made against recent planning 

applications with Exning (planning references: 12/0552/OUT and 18/2477/FUL) and the trip rates utilised 

within Table 4.1 are comparable to those utilised as part of the approved planning applications and were 

deemed acceptable for residential development in Exning. 

Vehicle Trip Distribution 

4.5 To identify the likely distribution of the vehicle journeys, the 2011 Census origin / destination information 

has been reviewed for the local area. Origin data from the mid-level super output layer ‘Forest Heath 006’ 

has been utilised to identify, at a district level, the likely end destination of journeys to work. A summary of 

the main end destination districts is presented in Table 4.2 alongside an application of the proportions to 

the anticipated two-way journeys to and from the site during the morning and evening peak periods.. 
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Table 4.2 Vehicle Journey Distribution Destination Districts 

District % 

Two-way peak 

movements 
District % 

Two-way peak 

movements 

AM PM AM PM 

Forest Heath 36.2% 47 44 Uttlesford 1.3% 2 2 

Cambridge 17.6% 23 21 Huntingdonshire 1.2% 2 1 

East Cambridgeshire 16.9% 22 21 Ipswich 1.1% 1 1 

South Cambridgeshire 13.2% 17 16 Breckland 1.0% 1 1 

St Edmundsbury 7.3% 9 9 Other 4.2% 6 6 

 

 

4.6 From the data extracted from the local Census data suggests that the majority journeys are likely to remain 

within the Forest Heath district, travelling to locations such as Newmarket, Mildenhall or Lakenheath. Based 

on the likely trip generation for the site, it is likely that between 47 and 44 two-way vehicle trips would be 

attracted to these destinations during the morning and evening peaks respectively. Further smaller 

proportions are identified to be attracted to end destinations such as Cambridge, Ely or Bury St Edmunds. 

4.7 Given the location of the site, the majority of journeys are likely to travel east along Ducks Lane towards the 

B1103 Church Street, travelling south towards Newmarket or north towards Windmill Hill to continue east 

towards Junction 37 of the A14. 

4.8 Given the facilities present with Exning, such as the local primary school and convenience stores, journeys 

to these end uses will be able to undertaken on foot or by cycle, reducing the reliance on vehicle journeys 

to undertake local travel. 



Turnstone Estates Limited Land at Frogmore, Exning 

Transport Planning Associates  

1911-022/TN/01 | December 2020  13 | 13 

 Summary and Conclusion 

5.1 Transport Planning Associates has been instructed by Turnstone Estates Limited to provide transport 

planning consultancy services with respect to the potential allocation of land to the south and west of 

Frogmore, Exning that could facilitate residential development of up to 30 dwellings. 

5.2 The Turnstone Land is located to the south of Ducks Lane and east of Frogmore, situated towards the 

southern extents of Exning. Within the existing settlement of Exning the representations demonstrate that 

there are a number of local facilities and amenities that would support sustainable development, with the 

day to day needs of future residents met locally without the need to travel by car or beyond the immediate 

settlement. This is further supported by the existence of the local primary school within an acceptable 

walking distance via Chapel Street.  

5.3 Vehicular access can be achieved to serve the Turnstone Land and can incorporate a carriageway width of 

5.5m and visibility splays of 2.4m x 43m. The access arrangement would be able to be delivered in 

accordance with the Suffolk design guidance for a development of up to 30 dwellings in accordance with 

guidance set out within Manual for Streets 1 and 2. Pedestrian footways would be provided along both 

sides. 

5.4 The quantum of traffic that is predicted to be generated by and attracted to the proposed development will 

not result in any material impact in local traffic levels or movements with good connections to the strategic 

highway network to the east of the site.  

5.5 Insofar as transport are concerned, given that the site is well served by local services and amenities in 

addition to being connected to the local highway infrastructure and Public Right of Way network, the site is 

located in a sustainable location where the day to day needs of future residents are met locally without the 

need to travel by car.  
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