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1. Introduction 

Background to the Project 
1.1 AECOM has been appointed by West Suffolk District Council to assist in producing a report to inform the 

councils Habitats Regulations Assessment (HRA) of the potential effects of West Suffolk Local Plan on the 

Natura 2000 Network and Ramsar sites. The objectives of the assessment are to: 

• Identify any aspects of the Local Plan that would cause an adverse effect on the integrity of Natura 

2000 sites, otherwise known as European sites (Special Areas of Conservation (SACs), Special 

Protection Areas (SPAs), protected SPAs (pSPAs) and, as a matter of Government policy, Ramsar 

sites), either alone or in combination with other plans and projects; and 

• To advise on appropriate policy mechanisms for delivering mitigation where such effects were 

identified. 

1.2 The HRA of the West Suffolk Local Plan is required to determine if there are any realistic linking pathways 

present between a European site and the Local Plan and where Likely Significant Effects cannot be 

screened out, an analysis to inform Appropriate Assessment to be undertaken to determine if adverse effects 

on the integrity of the European sites will occur as a result of the Local Plan alone or in combination.  

1.3 The first formal stage of HRA will be undertaken for the Preferred Options Local Plan. However, a preliminary 

HRA has been undertaken on the Issues and Options Local Plan with a view to informing the development 

of the Preferred Options by identifying potential development sites with particular HRA-related constraints. 

That is the purpose of this document, this is a screening report only. 

1.4 This Issues and Options HRA is the first stage in the West Suffolk District Local Plan making exercise. The 

information contained within this HRA cannot be used for determining individual planning applications.  

Legislation 
1.5 The need for HRA is set out within the Conservation of Habitats & Species Regulations 2017 as amended 

(Box 1). European sites can be defined as actual or proposed/candidate Special Areas of Conservation 

(SAC) or Special Protection Areas (SPA). It is also Government policy (set out in the National Planning 

Policy Framework) for sites designated under the Convention on Wetlands of International Importance 

(Ramsar sites) to be treated as having equivalent status to European sites. 

Box 1: The legislative basis for Appropriate Assessment 

 

1.6 The Habitats Regulations applies the precautionary principle to European sites (SAC and SPA). For the 

purposes of this assessment candidate SACs (cSACs), proposed SPAs (pSPAs) and proposed Ramsar 

(pRamsar) sites are all treated as fully designated sites. In this report we use the term “European sites” to 

refer collectively to the sites listed in this paragraph. 

1.7 Plans and projects can only be permitted having ascertained that there will be no adverse effect on the 

integrity of the site(s) in question. Plans and projects may still be permitted if there are no alternatives to 

them and there are Imperative Reasons of Overriding Public Interest (IROPI) as to why they should go 

ahead.  In such cases, compensation would be necessary to ensure the overall integrity of the site network.  

Conservation of Habitats and Species Regulations 2017 (as amended) 

The Regulations state that: 

“A competent authority, before deciding to … give any consent for a plan or project which is likely to have 
a significant effect on a European site … must make an appropriate assessment of the implications for the 
plan or project in view of that site’s conservation objectives… The competent authority may agree to the 
plan or project only after having ascertained that it will not adversely affect the integrity of the European 
site.” 
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1.8 The UK is in a transitional period and EU Directives are likely to no longer apply from early 2021. However, 

as a precaution, this HRA assumes that European Court of Justice (ECJ) rulings regarding HRA will continue 

to be considered useful jurisprudence by the UK courts. In 2018, the ‘People Over Wind’ ECJ ruling1 

determined that ‘mitigation’ (i.e. measures that are specifically introduced to avoid or reduce the harmful 

effects of a plan or project on European sites) should not be taken into account when forming a view on 

likely significant effects. Mitigation should instead only be considered at the appropriate assessment stage. 

Appropriate assessment is not a technical term: it simply means ‘an assessment that is appropriate’ for the 

plan or project in question. As such, the law purposely does not prescribe what it should consist of or how 

it should be presented; these are decisions to be made on a case by case basis by the competent authority2. 

1.9 Over the years the phrase ‘Habitats Regulations Assessment’ has come into wide currency to describe the 

overall process set out in the Conservation of Habitats and Species Regulations from screening through to 

Imperative Reasons of Overriding Public Interest (IROPI). This has arisen in order to distinguish the process 

from the individual stage described in the law as an ‘Appropriate Assessment’. Throughout this report we 

use the term Habitats Regulations Assessment for the overall process. 

Report Layout 
1.10 Chapter 2 of this report explains the process by which the HRA has been carried out. Chapter 3 explores 

the relevant pathways of impact. Chapter 4 summarises the Test of Likely Significant Effects of the policies 

and site allocations of the Plan considered ‘alone’ and ‘in-combination. (The Test of Likely Significant Effects 

itself is undertaken in Appendix B). Chapter 5 contains the conclusion and a summary of 

recommendations. 

  

  

 
1 Case C-323/17 
2 ‘appropriate indicates no more than that the assessment should be appropriate to the task in hand, that task being to satisfy the 
responsible authority that the project will not adversely affect the integrity of the site concerned. It requires a high standard of 
investigation, but the issue ultimately rests on the judgment of the authority’: R (Champion) v North Norfolk District Council [2015] 
1 WLR 3710, para 41 per Lord Carnwath JSC. 
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2. Methodology  

Introduction 
2.1 This section sets out the approach and methodology for undertaking the Habitats Regulations Assessment 

(HRA).  

The Process of HRA 
2.2 The HRA is being carried out in the continuing absence of formal central Government guidance.  The former 

DCLG (now MHCLG) released a consultation paper on AA of Plans in 20063. As yet, no further formal 

guidance has emerged from MHCLG on the assessment of plans.  However, Natural England has produced 

its own informal internal guidance and central government have released general guidance on appropriate 

assessment.4  

2.3 Box 2 outlines the stages of HRA according to the draft MHCLG guidance (which, as government guidance 

applicable to English authorities, is considered to take precedence over other sources of guidance).  The 

stages are essentially iterative, being revisited as necessary in response to more detailed information, 

recommendations and any relevant changes to the plan until no likely significant effects remain. 

Box 2: Four-Stage Approach to Habitats Regulations Assessment 

 

2.4 The following process has been adopted for carrying out the subsequent stages of the HRA. 

Task One: Test of Likely Significant Effect  

2.5 The first stage of any Habitats Regulations Assessment is a test of Likely Significant Effect - essentially a 

high-level assessment to decide whether the full subsequent stage known as Appropriate Assessment is 

required. The essential question is: 

2.6 “Is the Plan, either alone or in combination with other relevant projects and plans, likely to result in a 

significant effect upon European sites?” 

2.7 In evaluating significance, AECOM have relied on professional judgment and experience of working with 

the other local authorities on similar issues.  The level of detail concerning developments that will be 

 
3 MHCLG (2006) Planning for the Protection of European Sites, Consultation Paper 
4 https://www.gov.uk/guidance/appropriate-assessment 
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permitted under land use plans is rarely sufficient to make a detailed quantification of effects.  Therefore, a 

precautionary approach has been taken (in the absence of more precise data) assuming as the default 

position that if a likely significant effect (LSE) cannot be confidently ruled out, then the assessment must be 

taken to the next level of assessment Task Two: Appropriate Assessment. This is in line with the April 2018 

court ruling relating to ‘People Over Wind’ where mitigation and avoidance measures are to be included at 

the next stage of assessment. 

 Task Two: Appropriate Assessment 

2.8 European Site(s) which have been ‘screened in’ during the previous Task have a detailed assessment 

undertaken on the effect of the policies on the European site(s) site integrity.  Avoidance and mitigation 

measures to avoid adverse significant effects are taken into account or recommended where necessary. 

2.9 As established by case law, ‘appropriate assessment’ is not a technical term; it simply means whatever 

further assessment is necessary to confirm whether there would be adverse effects on the integrity of any 

European sites that have not been dismissed at screening. Since it is not a technical term it has no firmly 

established methodology except that it essentially involves repeating the analysis for the likely significant 

effects stage, but to a greater level of detail on a smaller number of policies and sites, this time with a view 

to determining if there would be adverse effects on integrity. 

2.10 One of the key considerations during Appropriate Assessment is whether there is available mitigation that 

would entirely address the potential effect. In practice, the Appropriate Assessment takes any policies or 

allocations that could not be dismissed following the high-level Screening analysis and analyses the 

potential for an effect in more detail, with a view to concluding whether there would actually be an adverse 

effect on integrity (in other words, disruption of the coherent structure and function of the European site(s)). 

A Proportionate Assessment 
2.11 The draft MHCLG guidance5 makes it clear that when implementing HRA of land-use plans, the Appropriate 

Assessment (AA) should be undertaken at a level of detail that is appropriate and proportional to the level 

of detail provided within the plan itself: 

2.12 “The comprehensiveness of the [Appropriate] assessment work undertaken should be proportionate to the 

geographical scope of the option and the nature and extent of any effects identified. An AA need not be 

done in any more detail, or using more resources, than is useful for its purpose.  It would be inappropriate 

and impracticable to assess the effects [of a strategic land use plan] in the degree of detail that would 

normally be required for the Environmental Impact Assessment (EIA) of a project.”  

2.13 More recently, the Court of Appeal6 ruled that providing the Council (competent authority) was duly satisfied 

that proposed mitigation could be “achieved in practice” then this would suffice to meet the requirements of 

the Habitat Regulations. This ruling has since been applied to a planning permission (rather than a Plan 

document)7. In this case the High Court ruled that for “a multistage process, so long as there is sufficient 

information at any particular stage to enable the authority to be satisfied that the proposed mitigation can 

be achieved in practice it is not necessary for all matters concerning mitigation to be fully resolved before a 

decision maker is able to conclude that a development will satisfy the requirements of reg 61 of the Habitats 

Regulations”. 

2.14 In other words, there is a tacit acceptance that AA can be tiered and that all impacts are not necessarily 

appropriate for consideration to the same degree of detail at all tiers as illustrated in Box 3.  

 
5 MHCLG (2006) Planning for the Protection of European Sites, Consultation Paper 
6 No Adastral New Town Ltd (NANT) v Suffolk Coastal District Council Court of Appeal, 17th February 2015 
7 High Court case of R (Devon Wildlife Trust) v Teignbridge District Council, 28 July 2015 
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Box 3: Tiering in HRA of Land Use Plans 

 

2.15 The most robust and defensible approach to the absence of fine grain detail at this level is to make use of 

the precautionary principle.  In other words, the plan is never given the benefit of the doubt (within the limits 

of reasonableness); it must be assumed that a policy/measure is likely to have an impact leading to a 

significant adverse effect upon an internationally designated site unless it can be clearly established 

otherwise. 

The Scope 
2.16 There is no guidance that dictates the physical scope of an HRA of a plan based on a single general 

distance. Therefore, in considering the physical scope of the assessment we were guided primarily by the 

identified impact pathways, i.e. a source-pathway-receptor approach. Current guidance suggests that the 

following European sites be included in the scope of assessment: 

• All sites within the Local Plan boundary; and 

• Other sites shown to be linked to development within the Local Plan boundary through a known 

“pathway” (discussed below).  

2.17 Briefly defined, pathways are routes by which a change in activity within the plan area can lead to an effect 

upon a European site.  In terms of the second category of European site listed above, MHCLG guidance 

states that the AA should be “proportionate to the geographical scope of the [plan policy]” and that “an AA 

need not be done in any more detail, or using more resources, than is useful for its purpose” (MHCLG, 

2006, p.6). 

2.18 Full details of all European designated sites discussed in this document can be found in Appendix B. 

specifying their qualifying features, conservation objectives and threats to integrity. Table 1 below lists all 

those European designated sites included in this HRA.   

Note that the inclusion of a European site or pressure/threat below does not indicate that an effect is expected but 

rather that pathways linking to these threats/pressures will be investigated. 

Table 1: Physical Scope of the HRA 

European Designated 
Site  

Location  Reason for Inclusion (pressures/ threats8 associated with 
the European site that could link to the Plan.) 

Breckland SPA Within District - Water pollution 

- Changes in species distributions 

 
8 As identified in the Site Improvement Plans or RAMS for European sites.  
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- Public access & disturbance  

- Planning permission9 

Breckland SAC Within District - Water pollution 

- Changes in species distributions 

- Air pollution 

- Public access & disturbance 

Rex Graham Reserve SAC Within District - Air pollution 

- Public access & disturbance 

Waveney and Little Ouse 
Valley Fens SAC 

Within District - Inappropriate water levels 

- Air pollution 

- Water pollution 

Devil’s Dyke SAC Immediately 
adjacent (west) 

- Air pollution 

Fenland SAC 0.8 km north-west - Water pollution 

- Hydrological changes 

- Air pollution 

Chippenham Fens Ramsar 0.8 km west - Water pollution 

- Hydrological changes 

- Air pollution 

Redgrave and South 
Lopham Fens Ramsar 

1.9 km east - Inappropriate water levels 

- Air pollution 

- Water pollution 

Wicken Fen Ramsar 3.9 km west - Water pollution 

- Hydrological changes 

- Air pollution 

The Wash SPA and Ramsar 38.8 km north  - Inappropriate water levels 

- Public access and disturbance  

- Air pollution: impact of atmospheric nitrogen deposition 

- Change in species distribution 

The Wash and North Norfolk 
Coast SAC 

38.8 km north  - Public access and disturbance 

- Air pollution: impact of atmospheric nitrogen 

deposition 

 

2.19 Although there is a hydrological connection to The Wash SPA and Ramsar and The Wash and North Norfolk 

Coast SAC the European sites are over 38km from the boundary of the District, in a straight line, and 

therefore further downstream. Any increase in nutrient level at this distance would have significantly 

dispersed by the time it reaches the European site. In addition, the SIP does not highlight nutrient 

enrichment as a pressure on the sites. Again, recreation and air pollution would not present a likely 

significant effect at the distance of the European site from the District boundary. Therefore, The Wash SPA 

and Ramsar and The Wash and North Norfolk Coast SAC can be scoped out of this HRA.  

The ‘in Combination’ Scope 
2.20 It is a requirement of the Regulations that the impacts and effects of any land use plan being assessed are 

not considered in isolation but in combination with other plans and projects that may also be affecting the 

European designated site(s) in question.  

 
9 Planning permission is a catch all term that has been used in the SIP to capture a range of effects. The description of the 
impact states; development, especially housing, roads and solar farms can impact on SPA species. Detailed, robust information 
submitted by applicants is required to enable Competent Authorities and statutory consultees to assess planning applications 
both for their impact and mitigation. In essence, this is requiring a robust HRA to be submitted to ensure all impacts on the SPA 
and mitigation are captured with regards to the development.  
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2.21 When undertaking this part of the assessment it is essential to bear in mind the principal intention behind 

the legislation i.e. to ensure that those projects or plans which in themselves have minor impacts are not 

simply dismissed on that basis but are evaluated for any cumulative contribution they may make to an 

overall significant effect. In practice, in combination assessment is therefore of greatest relevance when the 

plan would otherwise be screened out because its individual contribution is inconsequential. The overall 

approach is to exclude the risk of there being unassessed likely significant effects in accordance with the 

precautionary principle. This was first established in the seminal Waddenzee10 case. 

2.22 For the purposes of this HRA, we have determined that the key other documents with a potential for in-

combination effects are: 

• East Cambridgeshire Local Plan 2015 (Adopted) 

• South Cambridgeshire Local Plan 2018 (Adopted) 

• Braintree District Local Plan 2017 (Publication Draft) 

• Mid-Suffolk District Core Strategy Focused Review 2012 (Adopted) 

• Babergh District Local Plan 2014 (Adopted) 

• Breckland District Local Plan 2019 (Adopted) 

• Kings Lynn and West Norfolk Borough Core Strategy 2011 (Adopted) 

• Kings Lynn and West Norfolk Borough Site Allocations and Development Management Policies 

Plan 2016 (Adopted) 

• Anglian Water’s Water Resource Management Plan 2019 (Adopted) 

2.23 It should be noted that, while the broad potential impacts of the above plans will be considered, this 

document does not carry out a full HRA of this Plan. Instead it draws upon existing HRAs that have been 

carried out on the Plan.  

  

 
10 Waddenzee case (Case C-127/02, [2004] ECR-I 7405) 
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3. Pathways of Impact 
3.1 The following pathways of impact are considered relevant to the HRA of the Plan: 

• Urbanisation (changes in species distribution) 

• Recreational pressure 

• Loss of functionally linked land 

• Hydrological changes and water pollution 

• Atmospheric Pollution (atmospheric nitrogen deposition) 

Urbanisation 
3.2 Urbanisation impacts result from increased populations within close proximity to sensitive European sites 

and causes a change in species distributions within the European sites. The list of urbanisation impacts can 

be extensive, but core impacts can be singled out: 

• Increased fly-tipping; 

• Cat predation; and  

• Uncontrolled fires.  

3.3 The most detailed consideration of the link between relative proximity of development to European sites 

and damage to interest features has been carried out with regard to the Thames Basin Heaths SPA. 

3.4 After extensive research on edge effects, Natural England and its partners produced the Thames Basin 

Heaths Special Protection Area Delivery Framework which made recommendations for accommodating 

development while also protecting the interest features of the European site. This included the 

recommendation of implementing a series of zones within which varying constraints would be placed upon 

development. Concerning aspects of urbanisation (particularly predation of the chicks of ground-nesting 

birds by domestic cats) was determined at 400m from the SPA boundary. The delivery plan concluded that 

the adverse effects of any development located within 400m of the SPA boundary could not be mitigated in 

part because this was the range over which cats and people could be expected to roam as a matter of 

routine and there was no realistic way of restricting their movements, and as such, no new housing should 

be located within this zone with regards to the Thames Basin Heaths. 

3.5 The findings of the Thames Basin Heaths research are relevant to the heathland and rotationally managed 

plantation woodland areas of Breckland, which are likely to suffer similar urban edge effects. Breckland SPA  

is designated for two of the same species (nightjar and woodlark). Brandon, Mildenhall and RAF Lakenheath 

are the only West Suffolk towns/settlements within 400m of the SPA, there are also a number of small 

villages, although much of the boundary to the SPA is rural, and therefore the SPA will have considerably 

less pressure exerted on it by urbanisation than felt by the fragmented urban Thames Basin Heaths. 

Nonetheless, it has been demonstrated to be a relevant impact pathway and urbanisation will also need to 

be looked at in combination with other districts such as Norfolk, in which the major town of Thetford lies 

within 400m of the SPA.  

3.6 Breckland SPA is also designated for stone curlew which are impacted by urbanisation at much greater 

distances. Research undertaken by Footprint Ecology for the Breckland District Local Plan has shown that 

the density of stone curlew nests on arable land is affected by distance from settlements. For example, 

Sharp et. al., 200811  revealed that the average density of nests per year on arable land of suitable soil type 

increased with distance up to 2.5 km from any settlement. The research also revealed a similar pattern with 

roads and was observed overall years of the study (1988 – 2006). Therefore, it can be seen that stone 

curlews are negatively impacted by the presence of both build development and roads. The work concluded 

that new housing development may need to be at least 1,500m from any arable land suitable for stone 

curlew to avoid negative impacts on nesting density.  

 
11 Sharp, J., Clarke, R. T., Liley, D. & & Green, R. E. (2008). The effect of housing development and roads on the distribution of 
stone curlews in the Brecks. Unpublished report, Footprint Ecology, Wareham, Dorset. 
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3.7 Further research undertaken (Clark, R. & Liley, D, 2013)12 strongly evidenced the continuation of the 1,500m 

zone. There was a consistent pattern of lower densities on arable land around settlements out to the 1,000 

– 1,500m band. With the estimated median reduction in relative nesting density in the 0 - 500m and 500 – 

1000m bands at nearly 90% and just over 50% respectively.  The research went further to say that “where 

there is existing development close to suitable stone curlew habitat, or high levels of development already, 

then further development has relatively little additional impact. This would suggest that ‘infill’ developments 

in larger settlements will have much less impact than equivalent sized developments in undeveloped areas.” 

However, the mechanism for avoidance is not clear and therefore a precautionary approach is 

recommended.  

3.8 The research above suggests expansion of housing developments and roads encroaching on land used by 

stone curlew is likely to create a change in species distribution within, and on land functionally linked to, the 

SPA through avoidance of areas within 1,500m of the new developments and increased competition for 

nesting. This may decrease successful nesting attempts, in the remaining suitable areas of habitat within 

the SPA and suitable functionally linked land outside of the SPA. This research has led to the inclusion within 

planning policy of a 1,500m buffer around the SPA and any 1km grid square outside of the SPA where there 

have been five or more breeding attempts by stone curlew13. Within this zone there is the precautionary 

presumption that any development will result in a likely significant effect on the SPA and therefore 

development within the buffer zone should only be permitted if it can show no adverse effect on the integrity 

of the SPA.  

Recreational Pressure 
3.9 Recreational use of a European site has the potential to: 

• Cause disturbance to sensitive species, particularly ground-nesting birds  

• Cause damage through erosion and fragmentation;  

• Cause eutrophication as a result of dog fouling; and 

• Prevent appropriate management or exacerbate existing management difficulties. 

3.10 Different types of European sites are subject to different types of recreational pressures and have different 

vulnerabilities. Studies across a range of species have shown that the effects from recreation can be 

complex. 

3.11 It should be emphasised that recreational use is not inevitably a problem.  Many European sites also contain 

nature reserves managed for conservation and public appreciation of nature.   

3.12 HRAs of Local Plans tend to focus on recreational sources of disturbance as a result of new residents14.  

Breeding birds (March to September) 

3.13 Breckland Forest SSSI (Unit 4) is part of the national SSSI designations that make up the Breckland SPA 

European designation and is within 10 km of the West Suffolk District. Breckland Forest lies between Bury 

St. Edmunds in Suffolk and Swaffham in Norfolk. The forest is part of Thetford Forest Park, the largest 

commercial forest in lowland England. Its climate is described as semi-continental, being the driest region 

of the British Isles and subject to great extremes of temperature. The soils are complex, but typically sandy 

free-draining mixes of chalk, sand, silt, clay and flints.  

3.14 The area of the SPA within West Suffolk District, and within 10km of the District, consists of a rotation of 

clear fell and plantation areas in addition to areas of heathland which all provide suitable breeding habitat 

for woodlark (Lullula arborea) and nightjar (Caprimulgus europaeus), depending on the stage of plantation 

 
12 Clarke, R., & Liley, D. (2013). Further assessments of the relationship between buildings and stone curlew distribution. 
Unpublished report by Footprint Ecology for Breckland Council 
13 Liley D. (2016) Stone Curlew Buffers in the Brecks. https://www.westsuffolk.gov.uk/planning/Planning_Policies/upload/Stone-
Curlew-Buffers-in-the-Brecks-document-210716.pdf [Accessed 15/07/20] 
14 The RTPI report ‘Planning for an Ageing Population ‘(2004) which states that ‘From being a marginalised group in society, 
the elderly are now a force to be reckoned with and increasingly seen as a market to be wooed by the leisure and tourist 
industries. There are more of them and generally they have more time and more money.’ It also states that ‘Participation in 
most physical activities shows a significant decline after the age of 50. The exceptions to this are walking, golf, bowls and 
sailing, where participation rates hold up well into the 70s’. 

 

https://www.westsuffolk.gov.uk/planning/Planning_Policies/upload/Stone-Curlew-Buffers-in-the-Brecks-document-210716.pdf
https://www.westsuffolk.gov.uk/planning/Planning_Policies/upload/Stone-Curlew-Buffers-in-the-Brecks-document-210716.pdf
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development. Breckland Farmland SSSI constitutes the main other area of the SPA within 10km of West 

Suffolk. This consists of extensive areas of arable land which provide suitable breeding habitat for stone 

curlew (Burhinus oedicnemus). All three bird species occur within the SPA at internationally important levels 

and are principal reasons for the SPA designation.  

3.15 A study of nightjars by Murison (2002)15 noted that nightjar breeding success differed between heavily visited 

sites and those with little public access. Breeding success and nest density was lower on sites with higher 

levels of use. The proximity of paths to the nest also correlated strongly with nest failure, up to 225m from 

the path edge. Murison also noted that the study appeared to show a strong link between increased site 

disturbance, higher predator numbers such as corvids on disturbed sites, and subsequent high predation 

rates of nightjar nests. 

3.16 Woodlark also appears to be sensitive to disturbance. A study by Mallord (2005)16, referenced by Liley 

(2005)17, on sixteen heathland sites in southern England found that density of woodlarks appeared to be 

correlated to disturbance levels, with lower densities where disturbance levels were higher. Overall Mallord 

estimated that if there was no disturbance on any of the sites, 34% more woodlark chicks would be raised 

(Liley, 2005). 

3.17 Mallord et al (2007)18 assessed the impacts of recreational disturbance on woodlark at a population scale. 

They found that across all sites studied, woodlark density (per hectare of suitable habitat) was lower in sites 

with higher levels of disturbance. Within sites with recreational access, the probability of suitable habitat 

being colonized was lower in those areas with greater disturbance; this was reduced to below 50% at around 

eight disturbance events per hour. 

3.18 Dogs have been recorded preying on ground nesting birds and studies have shown nightjars to have been 

flushed from their nest by dogs. Studies have also shown birds to be warier of dogs and people with dogs 

than people alone, with birds flushing (flying away) more readily, more frequently and at greater distances 

and staying longer off the nest when disturbed (Langston et al., 2007)19. 

3.19 The SPA is also designated for stone curlew. Human presence at up to 1,395m away (Taylor 2007)20 has 

been shown to result in some disturbance effects on stone curlew, which may include the bird flying from its 

nest, leaving eggs exposed. 

3.20 Stone curlew, nightjar and woodlark are therefore all known to be vulnerable to disturbance from recreational 

activity, particularly walking and the presence of dogs. There is recreational access available across 

Breckland SPA through a network of footpaths.  

3.21 The area over which net new residential development can cause a recreational impact to a European site 

i.e. the ‘zone of influence’ can vary between sites. Many inland European sites have a relatively consistent 

‘zone of influence’ of approximately c.5-7km. This would mean any residential property or new residential 

development within that zone could have an impact in-combination with all other residential properties or 

new residential developments within that c.5-7km zone. For coastal sites the ‘zone of influence’ is generally 

much greater at 10km or more as the populace are more inclined to travel further for recreation along the 

coast. Breckland SPA is a site where visitor surveys have been undertaken. These surveys were undertaken 

by Footprint Ecology (2010)21 commissioned by Forest Heath District and St. Edmundsbury Borough 

Councils. With regards to current visitor pressure; the Footprint Ecology Visitor Survey found that the 

majority of visitors are local residents (87%) living within a 10km radius (of the survey location) and these 

visitors used the forest at least weekly as their local green space. The survey also highlighted that 91% of 

all visitors arrived by car and that dog walking was the most popular activity. The 10km distance was 

 
15 Murison, G. (2002) The impact of human disturbance on the breeding success of nightjar Caprimulgus europaeus on 
heathlands in south Dorset, England. English Nature, Peterborough 
16 Mallord J. (2005) Predicting the consequences of human disturbance, urbanisation and fragmentation for a 
woodlark Lullula arborea population. PhD Thesis, University of East Anglia, Norwich, UK. 
17 Liley, D. (2005) A summary of the evidence base for disturbance effects to Annex 1 bird species on the Thames 
Basin Heaths & research on human access patterns to heathlands in southern England. Footprint Ecology / English 
Nature. 
18 Mallord J.W., Dolman P.M, Brown A.F., & Sutherland W.J., 2007. Linking recreational disturbance to population size in a 
ground-nesting passerine. Journal of Applied Ecology, Volume 44, Issue 1 
19 Langston R.H.W, Liley D., Murison G., Woodfield E. & Clarke R.T., 2007. What effects do walkers and dogs have on the 
distribution and productivity of breeding European Nightjar Caprimulgus europaeus? Ibis, Volume 149, Issue s1.  
20 Taylor, E. C., Green, R. E. & Perrins, J. (2007) Stone-curlews Burhinus oedicnemus and recreational disturbance: developing 
a management tool for access. Ibis, 149, 37-44. 
21 Fearnley, H., Liley, D. and Cruickshanks, K. (2010). Visitor survey from results Breckland SPA. Footprint Ecology.  
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recorded between home postcode and survey location. However, these survey locations were often some 

distance into the SPA itself; analysing the data further visitor numbers to Breckland Forest (the relevant SPA 

parcel being designated for nightjar and woodlark) declined at around 7.5km from the actual SPA boundary. 

Therefore, any development within 7.5km of  SSSI units within the SPA that contain heathland or rotationally 

managed forestry, could cause an impact in-combination with all other development within 7.5km of the SPA 

and therefore, likely require mitigation for recreational pressure.  

Mechanical/abrasive damage and nutrient enrichment 

3.22 Most types of aquatic or terrestrial European site can be affected by trampling, which in turn causes soil 

compaction and erosion: 

• Wilson & Seney (1994)22 examined the degree of track erosion caused by hikers, motorcycles, 

horses and cyclists from 108 plots along tracks in the Gallatin National Forest, Montana. Although 

the results proved difficult to interpret, it was concluded that horses and hikers disturbed more 

sediment on wet tracks, and therefore caused more erosion, than motorcycles and bicycles. 

• Cole et al (1995a, b)23 conducted experimental off-track trampling in 18 closed forest, dwarf scrub 

and meadow & grassland communities (each tramped between 0 – 500 times) over five mountain 

regions in the US. Vegetation cover was assessed two weeks and one year after trampling, and 

an inverse relationship with trampling intensity was discovered, although this relationship was 

weaker after one year than two weeks indicating some recovery of the vegetation. Differences in 

plant morphological characteristics were found to explain more variation in response between 

different vegetation types than soil and topographic factors. Low-growing, mat-forming grasses 

regained their cover best after two weeks and were considered most resistant to trampling, while 

tall forbs (non-woody vascular plants other than grasses, sedges, rushes and ferns) were 

considered least resistant. Cover of hemicryptophytes and geophytes (plants with buds below the 

soil surface) was heavily reduced after two weeks but had recovered well after one year and as 

such these were considered most resilient to trampling. Chamaephytes (plants with buds above 

the soil surface) were least resilient to trampling.  It was concluded that these would be the least 

tolerant of a regular cycle of disturbance. 

• Cole (1995c)24 conducted a follow-up study (in 4 vegetation types) in which shoe type (trainers or 

walking boots) and trampler weight were varied. Although immediate damage was greater with 

walking boots, there was no significant difference after one year. Heavier tramplers caused a 

greater reduction in vegetation height than lighter tramplers, but there was no difference in effect 

on cover. 

• Cole & Spildie (1998)25 experimentally compared the effects of off-track trampling by hiker and 

horse (at two intensities – 25 and 150 passes) in two woodland vegetation types (one with an erect 

forb understorey and one with a low shrub understorey). Horse traffic was found to cause the 

largest reduction in vegetation cover. The forb-dominated vegetation suffered greatest disturbance 

but recovered rapidly. Higher trampling intensities caused more disturbance. 

3.23 Walkers with dogs contribute to pressure on sites through nutrient enrichment via dog fouling and also cause 

greater disturbance to fauna as dogs are less likely to keep to marked footpaths and also tend to move in a 

more erratic manner.  Sites being managed by nature conservation bodies and local authorities frequently 

resort to hardening eroded paths to restrict erosion but at the same time they are losing the habitats formerly 

used by sand lizards and burrowing invertebrates. Motorcycle scrambling and off-road vehicle use can 

cause more serious erosion, as well as disturbance to sensitive species.  

 
22 Wilson, J.P. & J.P. Seney. 1994. Erosional impact of hikers, horses, motorcycles and off road bicycles on mountain trails in 

Montana. Mountain Research and Development 14:77-88 
23 Cole, D.N. 1995a. Experimental trampling of vegetation. I. Relationship between trampling intensity and vegetation response.  

Journal of Applied Ecology 32: 203-214 
Cole, D.N. 1995b. Experimental trampling of vegetation. II. Predictors of resistance and resilience.  Journal of Applied Ecology 
32: 215-224 
24 Cole, D.N.  1995c. Recreational trampling experiments: effects of trampler weight and shoe type.  Research Note INT-RN-
425. U.S.  Forest Service, Intermountain Research Station, Utah. 
25 Cole, D.N., Spildie, D.R.  1998.  Hiker, horse and llama trampling effects on native vegetation in Montana, USA.  Journal of 

Environmental Management 53: 61-71 
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 Loss and Disturbance of Functionally Linked Land 

3.24 Stone curlew breed on short acid grassland, as well as on arable land but in the Breckland SPA nest primarily 

within arable (vegetable) fields. It is known that a significant proportion of the Breckland SPA population of 

stone curlew nest in arable land outside the SPA boundaries. The land outside of the SPA which supports 

the SPA population of stone curlew e.g. nesting/roosting can be defined as ‘functionally linked land’ and 

must be taken into consideration when assessing if an adverse impact will occur upon to the SPA. Loss and 

disturbance of functionally linked land which is the direct removal of land utilised by this species, through 

development or where development causes disturbance of a level which causes avoidance of land, will 

reduce the area of land available to the SPA population for breeding, not only via direct land take but also 

through increased competition in the areas remaining and then through greater urbanisation effects, e.g. 

the increased disturbance of adjacent suitable functionally linked land.  

3.25 As such, in both the former Forest Heath Core Strategy and the former St Edmundsbury Core Strategy 

buffer zones were devised in order to allow assessment of the impact through loss of functionally linked 

land. In addition to the 1,500m buffer outside of the SPA boundary, established for disturbance issues to the 

population within the SPA (see Paragraph 3.6) a 1,500m buffer around any 1 km grid square with equal to 

or greater than five stone curlew nesting attempts since 1995 which were associated with the Breckland 

SPA population (e.g. within 3 km of the SPA boundary) was established in order to capture additional 

functionally linked land outside of the SPA. These buffers were reviewed in 2016 using nesting attempt data 

from between 2011 and 2015. Therefore, any suitable land within 1,500m of the SPA or within 1,500m of a 

1km grid square with five or more stone curlew breeding attempts is classified as functionally linked land 

and development within this buffer zone could lead to an adverse impact upon the integrity of the SPA.   

Hydrological Changes 
3.26 Increased amounts of housing or business development can lead to reduced water quality of rivers and 

estuarine environments.  Sewage and industrial effluent discharges can contribute to increased nutrients 

on European sites leading to unfavourable conditions.  In addition, diffuse pollution, partly from urban run-

off has been identified during an Environment Agency Review of Consents process and a joint Environment 

Agency and Natural England evidence review, as being a major factor in causing unfavourable condition of 

European sites. 

3.27 The quality of the water that feeds European sites is an important determinant of the nature of their habitats 

and the species they support.  Poor water quality can have a range of environmental impacts:   

• At high levels, toxic chemicals and metals can result in immediate death of aquatic life, and can have 

detrimental effects even at lower levels, including increased vulnerability to disease and changes in wildlife 

behaviour. Eutrophication, the enrichment of plant nutrients in water, increases plant growth and 

consequently results in oxygen depletion.  Algal blooms, which commonly result from eutrophication, 

increase turbidity and decrease light penetration.  The decomposition of organic wastes that often 

accompanies eutrophication deoxygenates water further, augmenting the oxygen depleting effects of 

eutrophication.  In the marine environment, nitrogen is the limiting plant nutrient and so eutrophication is 

associated with discharges containing available nitrogen; 

• Some pesticides, industrial chemicals, and components of sewage effluent are suspected to interfere with 

the functioning of the endocrine system, possibly having negative effects on the reproduction and 

development of aquatic life; and 

• Increased discharge of treated sewage effluent can result both in high levels of macroalgal growth, which 

can smother the mudflats of value to SPA birds and in greater scour (as a result of greater flow volumes). 

3.28 At sewage treatment works, additional residential development increases the risk of effluent escape into 

aquatic environments in addition to consented discharges to the catchment. In many urban areas, sewage 

treatment and surface water drainage systems are combined, and therefore a predicted increase in flood 

and storm events could increase pollution risk. 

3.29 An increase in amounts of housing or business development can also lead to an increased demand for 

water resources. Part of the way this increase in water supply is achieved can be through increased 

abstraction of water from rivers in the catchment. Water abstraction reduces the flow in rivers and streams, 

lowers groundwater levels and potentially depletes aquifers. The Site Improvement Plan for Chippenham 
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Fen reveals the site is already under pressure from public water supply abstraction and the increase in 

development within the West Suffolk District has the potential to compound this issue.  

Atmospheric Pollution (Atmospheric Nitrogen 
Deposition) 
3.30 The main pollutants of concern for European sites are oxides of nitrogen (NOx), ammonia (NH3) and sulphur 

dioxide (SO2). NOx can have a directly toxic effect upon vegetation. In addition, greater NOx or ammonia 

concentrations within the atmosphere will lead to greater rates of nitrogen deposition to soils. An increase 

in the deposition of nitrogen from the atmosphere to soils is generally regarded to lead to an increase in soil 

fertility, which can have a serious deleterious effect on the quality of semi-natural, nitrogen-limited terrestrial 

habitats.  

Table 2: Main sources and effects of air pollutants on habitats and species 

Pollutant Source Effects on habitats and species 

Acid deposition SO2, NOx and ammonia all contribute to acid 

deposition.  Although future trends in S emissions 

and subsequent deposition to terrestrial and aquatic 

ecosystems will continue to decline, it is likely that 

increased nitrogen emissions may cancel out any 

gains produced by reduced sulphur levels. 

Can affect habitats and species through both 

wet (acid rain) and dry deposition. Some sites 

will be more at risk than others depending on 

soil type, bed rock geology, weathering rate 

and buffering capacity. 

Ammonia (NH3)  

 

Ammonia is released following decomposition and 

volatilisation of animal wastes. It is a naturally 

occurring trace gas, but levels have increased 

considerably with expansion in numbers of 

agricultural livestock.  Ammonia reacts with acid 

pollutants such as the products of SO2 and NOX 

emissions to produce fine ammonium (NH4
+) 

containing aerosol which may be transferred much 

longer distances (can therefore be a significant 

trans-boundary issue.) 

Adverse effects are as a result of nitrogen 

deposition leading to eutrophication. As 

emissions mostly occur at ground level in the 

rural environment and NH3 is rapidly deposited, 

some of the most acute problems of NH3 

deposition are for small relict nature reserves 

located in intensive agricultural landscapes. 

 

Nitrogen oxides 

NOx 

Nitrogen oxides are mostly produced in combustion 

processes. About one quarter of the UK’s emissions 

are from power stations. 

Deposition of nitrogen compounds (nitrates 

(NO3), nitrogen dioxide (NO2) and nitric acid 

(HNO3)) can lead to both soil and freshwater 

acidification.  In addition, NOx can cause 

eutrophication of soils and water.  This alters 

the species composition of plant communities 

and can eliminate sensitive species.  

Nitrogen (N) 

deposition 

The pollutants that contribute to nitrogen deposition 

derive mainly from NOX and NH3 emissions. These 

pollutants cause acidification (see also acid 

deposition) as well as eutrophication. 

Species-rich plant communities with relatively 

high proportions of slow-growing perennial 

species and bryophytes are most at risk from N 

eutrophication, due to its promotion of 

competitive and invasive species which can 

respond readily to elevated levels of N.  N 

deposition can also increase the risk of damage 

from abiotic factors, e.g. drought and frost. 

Ozone (O3) A secondary pollutant generated by photochemical 

reactions from NOx and volatile organic compounds 

(VOCs).  These are mainly released by the 

combustion of fossil fuels.  The increase in 

combustion of fossil fuels in the UK has led to a large 

increase in background ozone concentration, 

leading to an increased number of days when levels 

across the region are above 40ppb. Reducing ozone 

pollution is believed to require action at international 

Concentrations of O3 above 40 ppb can be toxic 

to humans and wildlife and can affect buildings. 

Increased ozone concentrations may lead to a 

reduction in growth of agricultural crops, 

decreased forest production and altered 

species composition in semi-natural plant 

communities.    
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level to reduce levels of the precursors that form 

ozone. 

Sulphur Dioxide 

SO2 

Main sources of SO2 emissions are electricity 

generation, industry and domestic fuel combustion.  

May also arise from shipping and increased 

atmospheric concentrations in busy ports.  Total 

SO2 emissions have decreased substantially in the 

UK since the 1980s. 

Wet and dry deposition of SO2 acidifies soils 

and freshwater and alters the species 

composition of plant and associated animal 

communities. The significance of impacts 

depends on levels of deposition and the 

buffering capacity of soils.  

 

3.31 Sulphur dioxide emissions are overwhelmingly influenced by the output of power stations and industrial 

processes that require the combustion of coal and oil. Ammonia emissions are dominated by agriculture, 

with some chemical processes also making notable contributions. As such, it is unlikely that material 

increases in SO2 or NH3 emissions will be associated with Local Plans. NOx emissions, however, are 

dominated by the output of vehicle exhausts. Within a ‘typical’ housing development, by far the largest 

contribution to NOx (92%) will be made by the associated road traffic. Other sources, although relevant, are 

of minor importance (8%) in comparison26. Emissions of NOx could therefore be reasonably expected to 

increase as a result of greater vehicle use as an indirect effect of the Local Plan. 

3.32 According to the World Health Organisation, the critical NOx concentration (critical threshold) for the 

protection of vegetation is 30 µgm-3; the threshold for sulphur dioxide is 20 µgm-3. In addition, ecological 

studies have determined ‘Critical Loads’27 of atmospheric nitrogen deposition (that is, NOx combined with 

ammonia NH3) for key habitats within European sites.   

3.33 According to the Department of Transport’s Transport Analysis Guidance, “Beyond 200 m, the contribution 

of vehicle emissions from the roadside to local pollution levels is not significant”28. 

 

Plate 1. Traffic contribution to concentrations of pollutants at different distances from a road (Source: DfT) 

3.34 This is therefore the distance that is used throughout the HRA process in order to determine whether a 

European site is likely to be significantly affected by development under a Plan. 

3.35 The average UK car journey is approximately 10.6km29. At a 10km distance between the development site 

and any road within 200m of a vulnerable European site, the traffic generated from that development is 

likely to have dispersed across the network such that it is unlikely to contribute to a statistically significant 

difference in annual average daily traffic. A 10km buffer is therefore utilised within this report to identify sites 

which may have a potential likely significant impact. Being within this 10km buffer does not necessarily 

 
26 Proportions calculated based upon data presented in Dore CJ et al. 2005. UK Emissions of Air Pollutants 1970 – 2003. UK 

National Atmospheric Emissions Inventory. http://www.airquality.co.uk/archive/index.php 
27 The Critical Load is the rate of deposition beyond which research indicates that adverse effects can reasonably be expected 

to occur 
28 www.webtag.org.uk/archive/feb04/pdf/feb04-333.pdf 
29 GOV.UK (2019). Average number of trips made and distance travelled. https://www.gov.uk/government/statistical-data-
sets/nts01-average-number-of-trips-made-and-distance-travelled, accessed 13/03/2020 
 

http://www.airquality.co.uk/archive/index.php
http://www.webtag.org.uk/archive/feb04/pdf/feb04-333.pdf
https://www.gov.uk/government/statistical-data-sets/nts01-average-number-of-trips-made-and-distance-travelled
https://www.gov.uk/government/statistical-data-sets/nts01-average-number-of-trips-made-and-distance-travelled
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mean there will be a likely significant effect, just that they will be assessed within the report to ascertain if 

they will contribute to a likely significant effect in combination.  

  



West Suffolk District Local Plan   
  

West Suffolk District Council 
  

Project number: 60598646 
 

 
Prepared for:  West Suffolk District Council   
 

AECOM 
16 

 

4. Test of Likely Significance  

Introduction 
4.1 West Suffolk District Council are currently preparing a new Local Plan (LP) that will shape the growth within 

the District between 2020 and 2040. The Council have produced an Issues and Options Consultation 

Document that explores the key issues and opportunities for development that could be incorporated into 

the Local Plan Document. West Suffolk District is a largely rural district covering 1,035 km². The District 

came into being on 1st April 2019 comprising the former Forest Heath area and St Edmundsbury area.  , 

Neighbouring authorities include Suffolk districts; Mid-Suffolk and Babergh to the east, Norfolk districts; 

Breckland and King’s Lynn and West Norfolk to the north, Cambridgeshire districts; East Cambridgeshire 

and South Cambridgeshire in the East and Essex district; Braintree in the south.  

4.2 West Suffolk has five market towns; Brandon, Bury St. Edmunds, Haverhill, Mildenhall and Newmarket. 

Bury St. Edmunds is the largest settlement in West Suffolk with an approximate population of 41,332. Bury 

St. Edmunds and the other four market towns are the main focus for housing, employment and other local 

facilities within the District which is well connected by road with direct access to the A14, A11, A134, A1307 

and A143 connecting the towns and villages across and out of the District.   

4.3 The national standard methodology of assessing housing need currently gives the West Suffolk District a 

minimum figure of housing need at 17,000 new homes within the Plan period (up to 2040). The Issues and 

Options document states that there are currently 7,569 homes in the pipeline e.g. with current planning 

permission (as at 1 April 2019), a further 7,800 dwellings have been allocated in the two existing local plans 

for the Former Forest Heath and St. Edmundsbury Districts. Should all of these SHELAA sites be bought 

forward to the West Suffolk Local Plan this would give the Plan a current housing stock of approximately 

15,369 new dwellings over the Plan period with potentially a further 1,631 dwellings to allocate. 

Potential Impacts Associated with Increased 
Development within West Suffolk District 
4.4 Current impacts to European Sites within the Catchment of West Suffolk District require analysis regarding 

the potential for exacerbation due to increased development within West Suffolk. These pathways of impact 

have been identified by each European site’s “Site Improvement Plan” documents produced by Natural 

England and the pathways in Chapter 3 of this report.
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Table 3.  Susceptibility of each European site to impact pathways due to increased housing and employment development 

Impact pathway Discussion 

Air Quality 

 

Increased residential development within the District is likely to increase the number of vehicles operating within the District. As a result, increased air 
pollution is expected from vehicle emissions relative to a situation without growth30. Pollutants released form vehicles may be carried directly by wind 
currents and deposited to European Sites or pollutants may become soluble and taken up during evaporation and deposited to European Sites at 
precipitation. This generally occurs within 200m of significant roads, so the potential for development to contribute to traffic to roads within 200m of 
European Sites alone and in combination with neighbouring authorities is of relevance31. 

 

Natural England have identified that air quality is a current threat to Breckland SAC and SPA, Rex Graham Reserve SAC, Waveney and Little Ouse 
Valley Fens SAC, Devil’s Dyke SAC and Fenland SAC (and therefore associated Ramsars). This is based on the fact that all of these sites currently 
exceed their critical loads for nitrogen deposition for at least one of their habitats, although it should be noted that road traffic will only be one 
contributory source to total nitrogen deposition on a site and the relative importance of local traffic will be related to the number of significant roads 
within 200m of each site. It should also be noted that while roads can elevate local nitrogen deposition up to 200m from the roadside, the degree to 
which they do so drops off sharply with distance, the greatest elevation being within a few tens of metres of the road. 

No sites are definitively screened out at this point given the high-level nature of the options document, but the following observations are made: 

 

• Devils Dyke SAC is within 200m of the A14 between Great Abingdon and Newmarket. The designated habitat of the site, calcareous 
grassland is located approximately 138m from the road; however, there is a buffer of low-density deciduous woodland between the grassland 
and the road. Calcareous grassland is a moderately nitrogen rich habitat (in relative terms) with a nitrogen critical load range of 15 – 25 
kgN/ha/yr, but is not insensitive to nitrogen. Effects of District growth on traffic flows along the A14 will be investigated further for the Preferred 
Options HRA via traffic and air quality modelling. 

 

• Redgrave and South Lopham Fens Ramsar/Waveney and Little Ouse Valley Fens SAC (Redgrave and Lopham Fens SSSI component) is 
more than 200m from the nearest significant road the A1066 which is the west-east route between Thetford and Diss. As the SAC and 
Ramsar is outside of the District and well over 200m from any significant road or through route likely to carry anything other than small 
volumes of traffic it is unlikely that any increase in traffic arising from the Local Plan will affect NOx concentrations or nitrogen deposition 
rates at this site.  

 

• Waveney and Little Ouse Valley Fens SAC (Weston Fen SSSI and Blo’ Norton and Thelnetham Fens SSSI components) are more than 
200m away from a significant road. Blo’ Norton and Thelnetham Fens SSSI component is located along Fen Road and Fen Lane, just north 
of the small village of Thelnetham and south of Blo’ Norton in the very north east of the District. The Weston Fen SSSI component of the 
SAC runs along Fen Street and Nethergate Street south west of the village of Hopton also in the very north east of the District. The roads 
surrounding these components of the SAC are minor local access roads and would not be considered a major journey to work route. As the 
SAC components are well over 200m from any significant road or through route likely to carry anything other than small volumes of traffic it 
is unlikely that any increase in traffic arising from the Local Plan will affect NOx concentrations or nitrogen deposition rates at this site.  

 

 
30 Litman, T. and Colman, S.B., 2001. Generated traffic: Implications for transport planning. ITE journal, 71(4), pp.38-46. 
31 Natural England (2016). The ecological effects of air pollution from road transport: an updated review. Didcot: Oxfordshire 
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Impact pathway Discussion 

• Chippenham Fen Ramsar (part of Fenland SAC) is situated less than 1km outside of the district north east of Newmarket. The site is not 
within 200m of any significant A road. An 80 m section of the Ramsar is located immediately adjacent to Palace Road a rural access road 
west of Chippenham village. However, the habitat within 200m of this road is semi-improved grassland and not a designated feature of the 
Ramsar/SAC. The next closest minor road is over 200m from the boundary of the site. As the SAC or designated habitats are well over 
200m from any significant road or through route likely to carry anything other than small volumes of traffic it is unlikely that any increase in 
traffic arising from the Local Plan will affect NOx concentrations or nitrogen deposition rates at this site. 

 

• Wicken Fen Ramsar (part of Fenland SAC) is situated less than 1 km outside of the district north west of Newmarket. The site is over 200 
m from the A1123 south of Wicken village and over 200m from Upware Road east of the village of Upware. As the SAC or designated 
habitats are well over 200m from any significant road or through route likely to carry anything other than small volumes of traffic it is unlikely 
that any increase in traffic arising from the Local Plan will affect NOx concentrations or nitrogen deposition rates at this site. 

 

• Rex Graham Reserve SAC is within 200m of the A11 between Mildenhall and Thetford. The designated habitat of the site, calcareous 
grassland is located within 200m of the road, although there is a buffer of deciduous woodland between the grassland and the road and 
calcareous grassland is a moderately nitrogen rich habitat with a nitrogen critical load range of 15 – 25 kgN/ha/yr. Nonetheless, the habitat 
is not insensitive to nitrogen deposition and therefore effects of District growth on traffic flows along the A11 will be investigated further for 
the Preferred Options HRA through traffic and air quality modelling.  

 

• Breckland SAC and SPA are within 200m of a number of major A roads including the A11 between Mildenhall and Thetford and the A1065 
between Mildenhall and Brandon. The SPA is also bisected by several B roads including but not limited to the B1106 north-south from 
Brandon to Brockley Corner and SAC and SPA are bisected by the B1112 between Icklingham and Eriswell and the A1101 between Lackford 
and Mildenhall. Habitats and species within the SAC and SPA that have been highlighted as potentially vulnerable include stone curlew 
(when nesting in grassland rather than arable land), woodlark (when nesting in heathland, but less so when nesting in rotational forestry), 
open grassland with grey-hair grass and common bent grass of inland dunes, European dry heaths, dry grassland and scrublands on chalk 
or limestone (important orchid sites). There are areas of European dry heathland and calcareous grassland within 200m of these major 
roads. Therefore, the effects of District growth on traffic flows within the Breckland SAC and SPA will be investigated further for the Preferred 
Options HRA.  

 

The Former Forest Heath District Core Strategy has a policy (CS2 Natural Environment) which states “New road infrastructure or road improvements 
will not be allowed within 200m of sites designated as SACs in order to protect the qualifying features of these sites”. This will be utilised within the 
test of likely significant effects as a screening criterion for SHELAA sites and discussed further within the Appropriate Assessment at the Preferred 
Options Stage with regards to protecting SACs from reductions in air quality.  

 

It is therefore considered that the focus of investigations of this pathway for the Appropriate Assessment at Preferred Option Stage should 
be on the Rex Graham Reserve SAC, Devils Dyke SAC and Breckland SAC and SPA.  

Recreational Pressure Recreational pressure is identified on the Site Improvement Plans as a conservation concern for Breckland SPA/SAC and Rex Graham Reserve SAC. 
For Breckland this is primarily due to the potential for disturbance of breeding birds rather than physical damage to habitats. There is a risk that 
increased residential development in the West Suffolk District may increase the number of visitors to these European sites. Generally speaking, 
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Impact pathway Discussion 

recreational pressure for the SACs32 is likely to arise from habitats destruction via abrasion and vegetation trampling and for the SPA features (i.e. 
breeding birds) are easily disturbed by human presence; reducing SPA capabilities of supporting said features33 34.  

• There has been much research and it is well established that nightjar and woodlark and stone curlew are all sensitive to disturbance through 

recreational pressure (as discussed in Chapter 3). A visitor survey was conducted within Breckland SPA in 2010 to establish a pattern of 

visitation (Footprint Ecology, 2010)35, which established that the core recreational catchment for recreational pressure at Breckland SPA for 

Forest and Heathland SSSI units is 7.5km from the site boundary for nightjar and woodlark. In a letter dated 1 July 201636 Natural England 

also consider that recreational pressure will be felt by stone curlews which utilise heathland sites, however, many of the heathlands in the 

SPA are closed to public access during the breeding season (summer). Additionally, recreational pressure may also be felt by stone curlew 

on farmland SSSI units although the farmland units have less of a draw than the forest and heathland SSSI units. As such the 7.5 km 

recreational buffer distance does not apply to Farmland SSSI units, as there is already a 1.5km restriction on net new development around 

stone curlew plots which will be used to screen for recreational disturbance on stone curlew.  As there is a likely to be an effect on recreational 

pressure within this catchment zone from new dwellings, mitigation will be required to ensure no adverse impact upon the integrity of 

Breckland SPA and therefore cannot be scoped out at this stage of the HRA. Therefore, the effects of District growth on recreation within the 

Breckland SPA will be investigated further for the Preferred Options HRA. 

• Although recreational pressure is highlighted as a threat/pressure within the Breckland SPA/SAC on the Site Improvement Plan the pressure 

currently relates only to the nightjar and woodlark elements of the SPA, rather than the habitats designated as part of the SAC. However, the 

SIP does mention that SAC features may be affected through eutrophication (dog fouling, unauthorised fires) and disturbance of soils, in 

particular on commons and heaths. In a letter dated 1 July 2016 (Natural England, 2016), Natural England confirms that the statutory body 

do not consider that recreational pressure is currently affecting any specific interest feature on site, which is why the SIP does not list SAC 

interest features as currently under pressure. However, Natural England expects that site allocations would be reviewed on a case by case 

basis and appropriate mitigation applied to recreational pressure with regards to the SAC.  

• Rex Graham Reserve SAC is located within Thetford Forest east of Mildenhall. It is a disused chalk pit and its main interest is the population 

of Military Orchids. The Site Improvement Plan lists Public Access/Disturbance as a vulnerability for the site. The site is managed by The 

Suffolk Trust for Nature Conservation and to maintain suitable conditions for the military orchid public access must be strictly controlled37. In 

addition, there is rabbit and deer-proof fencing around the pit. As public access is so strictly controlled, an increase in recreational pressure 

 
32 Liddle, M.J., 1975. A selective review of the ecological effects of human trampling on natural ecosystems. Biological Conservation, 7(1), pp.17-36. 
33 Vangansbeke, P., Blondeel, H., Landuyt, D., De Frenne, P., Gorissen, L. and Verheyen, K., 2017. Spatially combining wood production and recreation with biodiversity conservation. Biodiversity and 

conservation, 26(13), pp.3213-3239. 
34 Morris, A., Burges, D., Fuller, R.J., Evans, A.D. and Smith, K.W., 1994. The status and distribution of Nightjars Caprimulgus europaeus in Britain in 1992. A report to the British Trust for Ornithology. Bird 

study, 41(3), pp.181-191. 
35 Fearnley, H., Liley, D. and Cruickshanks, K. (2010). Visitor survey from results Breckland SPA. Footprint Ecology.  
36 Natural England, 2016. Forest Heath District Council Habitats Regulations Screening Documents of the Site Allocations – Consultation Reponses Letter from Natural England.  
37 https://designatedsites.naturalengland.org.uk/PDFsForWeb/Citation/1002531.pdf [Accessed 21/11/19] 

https://designatedsites.naturalengland.org.uk/PDFsForWeb/Citation/1002531.pdf
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Impact pathway Discussion 

from the Local Plan is unlikely to cause a likely significant effect upon the SAC. Therefore, recreational pressure can be scoped out of the 

HRA at this point for Rex Graham Reserve SAC.  

Although the Site Improvement Plans for the following sites do not highlight a vulnerability to recreational pressure they are discussed further below 
for context: 

• Redgrave & Lopham Fen National Nature Reserve forms part of the Waveney & Little Ouse Valley Fens SAC and is also designated as the 

Redgrave and South Lopham Fens Ramsar. The site is owned and managed by Suffolk Wildlife Trust as a tourist attraction with nature walks 

and workshops and events at the education centre on site. The nature of the SAC/Ramsar habitats e.g. fen mean that recreational pressure 

is low as the designated habitats are not suitable for the public to walk on and therefore not vulnerable to recreational pressure through 

mechanical abrasion. The site has designated walkways ensuring that the majority of the site is not traversed or disturbed by the public. As 

the site is managed for tourism and the designated features are not vulnerable to recreational pressure, an increase in recreational pressure 

from the Local Plan is unlikely to cause a likely significant effect upon the SAC/Ramsar.  

• Blo’ Norton Fen SSSI (part of the Waveney and Little Ouse Valley Fens SAC) is managed by the Little Ouse Headwaters Project, which is 

working to improve the habitats within the SSSI. Although there are no public rights of way through the Fen, the management group have 

installed boardwalks over waterlogged areas and other pathways strengthened to be used be as permissive pathways by the general public, 

this has created a circular walk that goes throughout the SSSI. However, to limit the effects of recreation horses and bicycles are not permitted 

within the SSSI and dog walkers are asked to keep their dogs under close control and remove their waste. Thelnetham Fen SSSI and Weston 

Fen SSSI are owned and managed by Suffolk Wildlife Trust. Both reserves are open to the public, with a circular walk in Thelnetham Fen 

and a short pathway with small loop in Weston Fen for pedestrians. The fen is grazed by ponies and cattle and therefore dogs must be kept 

on a lead, which reduces the likelihood of disturbance of wildlife. As all three of these component sites are managed for recreation and by 

the nature of the designated features (e.g. fenland habitat) are not vulnerable to recreational pressure as they are difficult to walk on, an 

increase in recreational pressure from the Local Plan is unlikely to cause a likely significant effect upon the SAC/Ramsar.  

• Chippenham Fen Ramsar, part of the Fenland SAC was leased to the National Trust in 1946 and was then transferred to Natural England. 

The lease on the site includes a legal covenant that access away from the public right of way through the reserve, is restricted to visitors and 

students undertaking research projects on the site38. The majority of the reserve is only accessible by permit and therefore pressure on the 

site from public access is very low and unlikely to increase with regards to increased residential growth in the District.  

• Wicken Fen Ramsar, also part of Fenland SAC is owned and managed by the National Trust as a nature reserve designed for visitors with a 

visitor centre and café and nature walks. The reserve has a boardwalk through one of the fens and several other gravelled pathways around 

the edges of the other fens on site. As the site is managed for recreation, it is unlikely the increase in residential growth in the district will 

cause a likely significant effect the SAC/Ramsar.  

 
38 https://webarchive.nationalarchives.gov.uk/20140712233626/http://www.naturalengland.org.uk/Images/chippenham-fen-permit_tcm6-36398.pdf [Accessed 21/11/19] 

https://webarchive.nationalarchives.gov.uk/20140712233626/http:/www.naturalengland.org.uk/Images/chippenham-fen-permit_tcm6-36398.pdf


West Suffolk District Local Plan   
  

West Suffolk District Council 
  

Project number: 60598646 
 

 
Prepared for:  West Suffolk District Council   
 

AECOM 
21 

 

Impact pathway Discussion 

• Lastly, Devils Dyke SAC is one of the best surviving examples of Anglo-Saxon earthworks in Britain. The interest features of the SAC are 

chalk grassland. A public right of way runs along the top of the embankment. However, the Site Improvement Plan for the SAC only lists 

inappropriate scrub control and air pollution as vulnerabilities of the SAC. Therefore, the habitats are not considered to be vulnerable to 

recreational pressure and an increase in recreational pressure from the Local Plan is unlikely to cause a likely significant effect upon the 

SAC.  

It is therefore considered that the focus of investigations of this pathway for the Appropriate Assessment at Preferred Option Stage should 
be on Breckland SPA. 

Urbanisation The natural environment is complex; organisms exist in a web of interactions that make up ecosystems39. Urban encroachment onto European Sites 
can interfere with these interactions and lead to likely significant effects40 41. Considering the proximity to European Sites there is a strong impact 
pathway present between increased development within West Suffolk and adjacent European Sites. For the purpose of this HRA a zone of 400m 
outside of areas of the Breckland SPA designated for woodlark and nightjar and 1.5 km outside of areas of the Breckland SPA which is designated for 
stone curlew was used to identify development sites/areas identified in the Issues and Options document that may particularly contribute to this 
pathway.  

It is therefore considered that the focus of investigations of this pathway for the Appropriate Assessment at Preferred Option Stage should 
be on Breckland SPA.  

 

Hydrological Changes - Water 
Quality (surface run off) 

Increased residential development within West Suffolk District could lead to the conversion of previously undeveloped land to hardstanding and 
therefore increased surface water runoff, which could reach nearby European Sites. 

West Suffolk District is drained by rivers including but not limited to; the River Lark, River Linnet, River Kennet, River Stour and New River. These 
rivers run the valley floors within the District and connect to the fenlands some of which are designated as European sites. An increase in surface 
water run-off into these rivers upstream of the designation could potentially present likely significant effects to the water quality vulnerable habitats 
within the European sites. 

 

• The interest features of Rex Graham Reserve SAC, Devils Dyke SAC and the Breckland SPA are not listed as vulnerable to water pollution 
effects within their respective Site Improvement Plans as they are not linked to watercourses and/or their interest features are not water 
quality dependent.  

 

• Sections of the Breckland SAC are adjacent to the Little Ouse River. The River’s source is outside the district to the north east and flows 
along the northern boundary of the district before flowing north and west through Thetford (outside of district) and back into the district through 
Breckland. The habitat which is listed as vulnerable to surface water run-off is ‘naturally nutrient-rich lakes or lochs which are often dominated 

 
39 Carlson, T.N. and Arthur, S.T., (2000). The impact of land use—land cover changes due to urbanization on surface microclimate and hydrology: a satellite perspective. Global and planetary change, 25(1-2), 

pp.49-65. 
40 Booth, D.B., 1991. Urbanization and the natural drainage system--impacts, solutions, and prognoses. 
41 Liddle, B. and Lung, S., 2010. Age-structure, urbanization, and climate change in developed countries: revisiting STIRPAT for disaggregated population and consumption-related environmental 

impacts. Population and Environment, 31(5), pp.317-343. 
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Impact pathway Discussion 

by pond weed’. The measure which corresponds to the pressure highlights the need to reduce nutrients through agri-environment/diffuse 
water pollution plans and through the river basin management plans. Both lakes/lochs described to have vulnerability to water quality impacts 
are north east of Thetford, and therefore outside of the District will not be affected from run-off from development sites within the District 
boundaries therefore Breckland SAC will not be discussed further with regards to water quality (run-off).  

 

• The Snail River passes south to north adjacent to Chippenham Fen where the water drains out of the fen and into the Snail River. The source 
of the Snail River is within Newmarket which is within the District and one of the market towns for development. The SIP for Fenland SAC 
states that “Chippenham Fen is affected by high nutrient water reaching the fen from a mixture of groundwater, rainfall and run off. In periods 
of low flow, poor quality water may have a more dramatic effect on the site's vascular plant assemblages. There is uncertainty of the current 
water quality within Chippenham Fen at present”. This highlights that there is potential for an impact on water quality from run off at this 
location and will be discussed further within the Preferred Options HRA.  

 

• The New River drains through Wicken Fen Ramsar (part of the Fenland SAC). The source of the river is situated just south of Exning and 
north west of Newmarket both of which may take some of the district’s growth. The SIP does not specifically mention the Wicken Fen 
component of the SAC; however, the fen is designated for fen habitats which are vulnerable to water pollution and therefore will be discussed 
further within the Preferred Options HRA.  

 

• The source of the Little Ouse River and the Waveney River resides within the South Lopham and Redgrave Fen Ramsar (Part of the Waveney 
and Little Ouse SAC) the Waveney flows east out of the Ramsar and the Little Ouse flows out west. South Lopham and Redgrave Fen 
Ramsar is outside of the district and as it is the source of both rivers unlikely to be affected by surface water run off upstream of the Ramsar.  

 

• Weston Fen SSSI (part of Waveney and Little Ouse Fens SAC) is south and upstream of the Little Ouse River and therefore drains into the 
main river. Upstream of Weston fen are a few drains between Barningham, and Coney Weston which drain into the SAC. Development within 
these two villages could potentially impact water quality within the SAC and therefore, it will be discussed further within the Preferred Options 
HRA.  

 

• The Little Ouse River flows through the Blo’ Norton and Thelnetham SSSI (part of the Waveney and Little Ouse Fens SAC) and marks the 
boundary of West Suffolk. Only the southern section is within the District and the river flows into the SAC from outside the district. Therefore, 
growth within the district will not affect water pollution within the Little Ouse River at this point and therefore will not affect water quality within 
the SAC.   

It is therefore considered that the focus of investigations of this pathway for the Appropriate Assessment at Preferred Option Stage should 
be on the Chippenham Fen Ramsar (Fenland SAC), Wicken Fen Ramsar (Fenland SAC), and Waveney and Little Ouse Fens SAC (Weston 
Fen SSSI). 

Hydrological Changes - Water 
Quality (discharge of sewerage 
effluent) 

Increased housing development within West Suffolk District will lead to increased sewage production. There is therefore a risk that an increase in the 
volume of treated sewage effluent from the wastewater treatment works that serve West Suffolk District could degrade water quality (i.e. through 
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increased phosphorus discharge) of riverine European Sites when in the absence of environmental mitigation and adequate wastewater treatment 
work permits42.  

It is therefore considered that the focus of investigations of this pathway for the Appropriate Assessment at Preferred Option Stage should 
be on the Chippenham Fen Ramsar (Fenland SAC), Wicken Fen Ramsar (Fenland SAC), and Waveney and Little Ouse Fens SAC (Weston 
Fen SSSI). 

Hydrological Changes - Water 
Abstraction 

Increased residential development within the West Suffolk District will lead to increased water use within the area and potentially increase water 
abstraction. Increased water abstraction could degrade the habitat structures of European sites susceptible to hydrological changes. The majority of 
extraction within the District is managed through the Cam Ely and Ouse Catchment Abstraction Management Plan (CAMS). In terms of future 
abstraction, much of the district is either classed as Restricted Water Available for Abstraction or Water Not Available for Licencing in terms of surface 
water and Water Not Available for Licencing in terms of ground water abstraction. However, there may be water available in the South Level area 
north and west of Mildenhall and Lakenheath at high flows subject to a Hands-Off Flow condition at AP17 (Denver Sluice)43. The Habitats Regulations 
Assessment undertaken for the Anglian Water Draft Water Resources Management Plan (WRMP) (December 2019) concluded that no European 
sites have been identified with the potential to be affected in combination with the Anglian Water WRMP. Since the purpose of the WRMP is to set out 
how the water company intends to meet public water supply requirements up to 2045 it covers the period of the West Suffolk District Local Plan.  

As such a conclusion of no likely significant effect of the Local Plan through this pathway can be drawn. 

Loss of Functionally Linked Land  Breckland SPA is partially located within the West Suffolk District boundary; there is a risk that urbanisation may lead to further fragmentation of 
habitat, if significant greenfield development led to the loss of functionally-linked land for SPA birds (i.e. important foraging, breeding or roosting sites). 
Stone curlew make use of land outside of the SPA boundary for these functions. The zone around the SPA which is considered to be functionally 
linked land for stone curlew is discussed in Natural England Supplementary Advice44. A zone of 1.5 km around the SSSI components of the SPA for 
which stone curlew is designated, has been established. In addition, a 1.5km buffer is also drawn around any 1km grid square which has five or more 
breeding attempts by stone curlew between 2011 and 2015. according to RSPB surveys45. These constraints zones have been adopted by all local 
authorities where the SPA boundary falls under their jurisdiction and implemented through their existing local plans. Any growth within the buffers 
could potentially have an effect upon stone curlew through the loss of functionally linked land. 

It is therefore considered that the focus of investigations of this pathway for the Appropriate Assessment at Preferred Option Stage should 
be on the Breckland SPA. 

 
42 Jarvie, H. P., Neal, C., & Withers, P. J. (2006). Sewage-effluent phosphorus: a greater risk to river eutrophication than agricultural phosphorus? Science of the total environment, 360(1-3), 246-253. 
43 https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/637563/ALS_2017_Cam_and_Ely_Ouse.pdf [Accessed 03/02/2020] 
44 http://publications.naturalengland.org.uk/publication/4572292419944448 [Accessed 16/07/2020] 
45 Liley D. (2016) Stone Curlew Buffers in the Brecks. https://www.westsuffolk.gov.uk/planning/Planning_Policies/upload/Stone-Curlew-Buffers-in-the-Brecks-document-210716.pdf [Accessed 15/07/20] 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/637563/ALS_2017_Cam_and_Ely_Ouse.pdf
http://publications.naturalengland.org.uk/publication/4572292419944448
https://www.westsuffolk.gov.uk/planning/Planning_Policies/upload/Stone-Curlew-Buffers-in-the-Brecks-document-210716.pdf
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4.5 The initial scoping of European designated sites illustrated in Table 1 identifies that some sites are potentially 

vulnerable to: 

• Urbanisation 

• Recreational pressure 

• Water pollution 

• Air pollution  

• Loss of functionally-linked land (relevant to stone curlew for which Breckland SPA is designated) 

4.6 West Suffolk District Council have produced a series of strategic growth options within the Issues and 

Options document to set out the possible ways of distributing growth within the district these are listed within 

the following table. These options are subject to high level assessment in Table 4. The assessment took 

into consideration the potential vulnerabilities of the European sites identified in Table 1. The plan also 

identifies SHELAA sites which are being considered for allocation in subsequent iterations of the Local Plan. 

Each SHELAA site currently identified has been assessed for likely significant effects within Appendix B.  

Table 4.  West Suffolk Strategic Growth Options 

Option Description Likely Significant Effect Discussion 

Option 1: Focus growth 
on new settlement(s) 
which would be of a 
sufficient scale to 
support new community 
infrastructure and 
employment 

The NPPF, at paragraph 72 
indicates that “The supply of large 
numbers of new homes can often 
be best achieved through 
planning for larger scale 
development, such as new 
settlements or significant 
extensions to existing villages and 
towns, provided they are well 
located and designed, and 
supported by the necessary 
infrastructure and facilities.”  

 

New settlements are being 
explored and proposed as options 
for growth in many local authority 
areas, and one or more new 
settlement could be an option for 
future growth in West Suffolk. 

 

A stand-alone new settlement 
would need to comprise a 
minimum of 3000 homes and be 
located on a primary road or rail 
network with good accessibility to 
one of the towns. Consequently, 
with this option, comparatively low 
levels of growth would need to be 
planned for in the remainder of the 
district. 

This option could provide likely significant effects, dependent on 
where the new settlement(s) are located. 

 

With regards to potential likely significant effects;  

• Should the new settlement be located within 10km of 
Breckland SAC/SPA, Devils Dyke SAC and/or Rex Graham 
Reserve SAC it could create potential likely significant 
effects with regards to air pollution, which would have to be 
assessed in detail within the Appropriate Assessment.  

• Any new settlement located within 7.5km of the forest and 
heathland SSSI units of Breckland SPA could cause a likely 
significant effect with respect to recreational pressure and 
would have to be assessed in detail within the Appropriate 
Assessment. 

• Any new settlement located within 400m of the forest and 
heathland SSSI units of Breckland SPA could cause a likely 
significant effect with respect to urbanisation (nightjar and 
woodlark) and would have to be assessed in detail within 
the Appropriate Assessment. 

• Any new settlement located within 1,500m of the farmland 
SSSI units of Breckland SPA or within 1,500m of any 1km 
grid square where there have been 5 or more breeding 
attempts by stone curlew could cause a likely significant 
effect with respect to urbanisation (stone curlew) and would 
have to be assessed in detail within the Appropriate 
Assessment. 

• Any new settlement located adjacent to a river/stream which 
is upstream of Chippenham Fen Ramsar, Wicken Fen 
Ramsar and Waveney and Little Ouse Fens SAC (Weston 
Fen SSSI) could cause a likely significant effect with respect 
to water quality and would have to be assessed in detail 
within the Appropriate Assessment.  

• Any new settlement located within 1,500m of Breckland SPA 
(farmland SSSI units) or within 1,500m of any 1km grid 
square where there have been 5 or more breeding attempts 
by stone curlew could cause a likely significant effect with 
respect to disturbance of functionally linked land and would 
have to be assessed in detail within the Appropriate 
Assessment.  

  

 

To ensure no likely significant effects to European sites with 
relevant impact pathways (Table 3), the new settlements would 
need to be located outside of the buffer zones for each European 
site and associated pathway.  
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Option Description Likely Significant Effect Discussion 

Option 2: Focus 
development in towns 
and key service centres 
where infrastructure and 
environmental 
constraints allow 

This option would result in the 
majority of growth being directed 
to the towns and the Key Service 
Centres, with low growth across 
the remaining villages and rural 
parts of the district. 

This option could provide likely significant effects, dependent on 
where the towns and key service centres are located.  

 

The towns and key service centres listed within the Issues and 
Options Document are: 

 

Towns 

• Brandon, Bury St. Edmunds, Haverhill, Mildenhall, and 
Newmarket 

 

Key Service Centres 

• Barrow, Clare, Ixworth, Kedington, Lakenheath, Red 
Lodge, and Stanton 

 

The town of Brandon is fully located within 1.5 km of SPA habitat 
designated for stone curlew and large parts of the town is also 
within 400m of Forest SSSI units designated for woodlark and 
therefore any allocation that increases the urban footprint of 
Brandon has the potential to cause disturbance to stone curlew, 
woodlark and nightjar through urbanisation effects. Sections of 
Mildenhall (east of the airfield), Lakenheath (all but the north west 
corner of the town) and Red Lodge (south and eastern extent) 
are also within 1.5 km of SPA habitat designated for stone curlew 
or within 1.5 km of >5 breeding attempts by stone curlew.  

 

Brandon, Mildenhall, Lakenheath, Red Lodge, and areas in the 
north of Bury St. Edmunds are all within 7.5 km of SPA habitat 
designated for woodlark and nightjar and therefore any 
development in these areas could cause a likely significant effect 
with respect to recreational pressure and would have to be 
assessed in detail within the Appropriate Assessment. 

 

These same towns and key service centres, as well as Barrow 
are also within 10km of air quality vulnerable SPA/SACs that are 
within 200m of a major road and could potentially cause a 
reduction in air quality and would have to be assessed in detail 
within the Appropriate Assessment.  

 

In addition, any new road infrastructure or road improvement will 
not be permitted within 200m of any designated SAC in order to 
protect the qualifying features. Lakenheath is in close proximity 
to sections of the Breckland SAC.  

 

Towns and key service centres where there is potential for growth 
which would have no likely significant effects on European sites 
are Haverhill, Clare, Ixworth, Keddington and Stanton.  

Option 3: Focus growth 
on the towns, key 
service centres and local 
service centres through 
urban extensions and 
infilling where 
infrastructure 
constraints allow 

This option would mean that 
growth would be concentrated in 
the towns, the key service 
centres, local service centres and 
larger villages where constraints 
allow. Consequently, there would 
be comparatively low levels of 
growth in the remaining rural parts 
of the district. 

Option 3 is the same in terms of likely significant effect with 
regards to towns and key service centres, with the addition of 
local centres and Type A villages. 

 

Again, constraints regarding local centres and type A villages will 
vary depending on location within the district:  

 

With regards to potential likely significant effects;  

• Should the new development be located within 10km of 
air quality vulnerable SPA/SAC that are within 200m of a 
major road (e.g. Breckland SAC/SPA, Devils Dyke SAC 
and/or Rex Graham Reserve SAC) it could create 
potential likely significant air quality effects which would 
have to be assessed in detail within the Appropriate 
Assessment including: 

- Beck Row  

- Great Barton 

- Hopton 

- Moulton 

- West Row 

- Barnham 
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Option Description Likely Significant Effect Discussion 

- Barton Mills 

- Chedburgh 

- Fornham All Saints 

- Fornham St Martin 

- Freckenham 

- Honington and Sapiston 

- Horringer 

- Icklingham 

- Ingham 

- Kentford 

- Risby 

- Troston 

- Worlington 

- Exning 

- Newmarket 

• Any new development located within 7.5km of the Forest 
and Heathland SSSI units of Breckland SPA could cause 
a likely significant effect with respect to recreational 
pressure and would have to be assessed in detail within 
the Appropriate Assessment including: 

- Beck Row 

- Hopton 

- West Row 

- Barnham 

- Barton Mills 

- Fornham All Saints 

- Fornham St Martin 

- Freckenham 

- Honington and Sapiston 

- Icklingham 

- Ingham 

- Risby 

- Troston 

- Worlington 

• Any new development located within 400m of the Forest 
and Heathland SSSI units of Breckland SPA could cause 
a likely significant effect with respect to urbanisation 
(nightjar and woodlark) and would have to be assessed 
in detail within the Appropriate Assessment. 

- Barnham 

- Barton Mills 

- Icklingham 

• Any new development located within 1,500m of the 
Farmland SSSI units of Breckland SPA could cause a 
likely significant effect with respect to urbanisation (stone 
curlew) and would have to be assessed in detail within 
the Appropriate Assessment. 

- Barnham 

- Barton Mills 

- Icklingham 

- Kentford 

- Risby 

• Any new development located adjacent to a river/stream 
which is upstream of Chippenham Fen Ramsar, Wicken 
Fen Ramsar and Waveney and Little Ouse Fens SAC 
(Weston Fen SSSI) could cause a likely significant effect 
with respect to water quality and would have to be 
assessed in detail within the Appropriate Assessment 
including:  

- Barningham 

- Exning 

- Hopton 

- Newmarket 

• Any new development located within 1,500m of 
Breckland SPA (Farmland SSSI units) or within 1,500m 
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Option Description Likely Significant Effect Discussion 

of any 1km grid square where there have been 5 or more 
breeding attempts by stone curlew could cause a likely 
significant effect with respect to loss of functionally linked 
land and would have to be assessed in detail within the 
Appropriate Assessment. 

- Barnham 

- Barton Mills 

- Icklingham 

- Kentford 

- Risby 

• Any new road infrastructure or road improvement will not 
be permitted within 200m of any designated SAC in order 
to protect the qualifying features. 

- Hopton 

- Icklingham 

 

Local service centres and Type A villages without constraint are: 

• Bardwell 

• Cavendish 

• Great and Little Whelnetham 

• Hundon 

• Rougham 

• Wickhambrook 

• Great Thurlow with Little Thurlow 

• Pakenham 

• Stoke by Clare 

• Stradishall 

Option 4: Disperse 
development around the 
district allocating sites 
across the towns, 
service centres and 
villages to allow them to 
grow where 
infrastructure and 
environmental 
constraints allow.  

This option would result in less 
growth in towns but some of the 
lower order villages such as local 
services and Type A villages will 
need to take higher levels of 
growth to ensure the housing 
need can be met.  

Constraints are as option two above for towns and key service 
centres and for option three above for local service centres and 
Type A villages.  

 

This option may provide more opportunity to provide housing in 
rural areas away from the constraints of the European sites within 
the district and therefore reduce the number of housing present 
within the constraints areas. However, as with all previous 
options the potential for likely significant effects will be dependent 
on the location of the town, service centre, or village and growth 
allocation in relation to the European sites  

 

All sites have been individually assessed for likely significant 
effects and this is presented in the table in Appendix B.  

 

4.7 The full test of Likely Significant Effects for the SHELAA sites is presented in Appendix B. The assessment 

took into consideration the potential vulnerabilities of the European sites included in Table 1.  

Summary of Test of Likely Significance ‘Alone’  
4.8 Each of the Strategic Options could present likely significant effects to a lesser or greater degree, across all 

potentially linking pathways dependent on the locations utilised within the District for new settlements or 

settlement expansion and infill development.   

4.9 Of the 211 SHELAA sites within the Local Plan a total of 162 have been assessed to have a potential likely 

significant effect. Of these 127 sites are either partially46 or fully without planning consent, or are pending 

planning decisions, and therefore will be considered further within the alone section of the Appropriate 

Assessment.  Sites with planning consent (or a resolution to grant consent) will have already been subject 

to HRA as necessary and deemed acceptable. 

4.10 Of those 127 SHELAA sites screened to potentially have an ‘alone’ effect the following impact pathways 

have been highlighted: 

 
46 Some sites have been granted planning permission for part of the site and are therefore included in both pending and 
granted categories.  
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• Recreational pressure – 63 currently unconsented sites are located within 7.5ha of areas of the Breckland 

SPA which are designated for woodlark and nightjar and therefore potentially contribute to recreational 

pressure.  

• Air Quality – 126 currently unconsented sites are located within 10km of areas of Breckland SPA which are 

within 200m of a main road and therefore potentially contribute to a reduction in air quality through journeys 

to work and leisure journeys to the European sites. The Appropriate Assessment will look at the District’s 

contribution to air pollution within the European sites at the plan level, rather than by individual site.  

• Urbanisation – 3 residential currently unconsented sites are located within 1.5km of Breckland SPA habitat 

designated for stone curlew or within 1.5km of 5 or more breeding attempts by stone curlew and therefore 

potentially contribute to an increase in disturbance of stone curlew through urbanisation. None are currently 

understood to result in the direct loss of functionally linked land.  

• Urbanisation – a single employment site is allocated within 400m of (adjacent to) areas of the Breckland 

SPA which are designated for woodlark and nightjar and therefore potentially contribute to disturbance of 

woodlark and nightjar through urbanisation.  

• Water quality – 6 residential currently unconsented sites are located within close proximity upstream of 

European sites that are vulnerable to declining water quality and are potentially hydrologically connected, 

therefore potentially contribute to a reduction in water quality through run off.  

4.11 Each of these pathways will be discussed further within the ‘alone’ section of the Appropriate Assessment.  

Summary of Test of Likely Significance ‘In 
Combination’ 
4.12 Of the 211 SHELAA sites 33 of these had partial or full planning permission and assessed (in the screening 

in Appendix B) to have a potential likely significant effect. Those with planning permission granted were not 

considered within the ‘alone’ effects but are considered within the ‘in-combination’ assessment along with 

the SHELAA sites considered within the ‘alone’ assessment and other plans and projects.  

4.13 The impact pathways that will be considered within the in-combination section of the appropriate 

assessment are:  

• Recreational pressure; 

• Urbanisation; 

• Loss of functionally linked land; 

• Air quality; and, 

• Water quality (effluent emission).  
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5. Conclusions and Recommendations 
5.1 This assessment undertook a Screening Assessment of the strategic options and SHELAA sites within the 

West Suffolk District Local Plan Issues and Options version.  

5.2 The European designated sites, considered for impact pathways that could not be screened out at the 

screening stage were: 

• Breckland SPA; 

• Breckland SAC; 

• Rex Graham Reserve SAC; 

• Devils Dyke SAC: 

• Fenland SAC including Chippenham Fen Ramsar, and Wicken Fen Ramsar; and, 

• Waveney and Little Ouse Fen SAC.  

5.3 Impact pathways considered were: 

• Recreational Pressure; 

• Air Quality; 

• Loss and Disturbance of Functionally Linked Land; 

• Urbanisation; and, 

• Water Quality – runoff and sewage effluent. 

5.4 The screening assessment has formed some initial recommendations to be considered at the Preferred 

Option Stage and to be discussed within the Appropriate Assessment at this stage. These recommendations 

are discussed below: 

Urbanisation 
5.5 The Local Plan includes SHELAA sites which are located within 1,500m of areas designated for stone 

curlew, and within 400m of areas designated for woodlark and nightjar. It is recommended that within the 

Local Plan a policy is included for the protection of Breckland SPA through the continued retention 

of the 1,500m constraint buffer around areas of the SPA designated for stone curlew, and 400m 

around parts of the SPA designated for woodlark and nightjar. 

Functionally linked land 
5.6 It is recommended that within the Local Plan a policy is included for the protection of Breckland 

SPA through the continued retention of the 1,500m constraint buffer around the areas of the SPA 

designated for stone curlew and any 1 km grid square where there are 5 or more attempts at breeding 

by stone curlew  

Recreational pressure   
5.7 There are several towns and villages within 7.5 km of the areas designated areas for nightjar and woodlark 

where there is potential for new development to contribute to recreational pressure, therefore, it is 

recommended that a study is undertaken once the allocated sites have been more firmly identified 

which in the first instance should identify measures for influencing recreation in the surrounding 

area to avoid a damaging increase in visitors to Breckland SPA. This may include identifying the 

likely areas of SANG required for recreational pressure within the District and the probability that 

sufficient SANG to service the additional, currently unconsented sites, can be provided and 

therefore what other measures will be required including an access management and monitoring 
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strategy, to ensure no adverse impact upon the integrity of the Breckland SPA through recreational 

pressure.  

5.8 It is also recommended that a policy is included within the Local Plan requiring that any 

development proposals with a residential component within 7.5km, of SSSI components of the SPA 

designated for nightjar and woodlark, must demonstrate, through the submission of relevant 

information, no adverse impact upon the integrity of the Breckland SPA through recreational effects  

5.9 With regards to the Breckland SAC, advice from Natural England is that current pressures upon the SAC 

do not present an issue upon the designated habitats. However increased pressures due to growth in district 

may present an adverse effect in the future, if the development is large and close enough to the SAC. 

Therefore, with regards to screening in or out allocation sites, a 1km buffer (this being a common zone for 

easy walking distance) will be used around the components of the Breckland SAC to identify potential 

development sites with 50 or more dwellings. Such development sites may need to undertake a project-

level HRA for applications. Regarding mitigation, it should be noted that all areas of the SAC (except 

Lakenheath Airfield – not accessible to the public) are also part of the SPA and therefore any residential 

development in the district within 1km of the SAC will also be within 7.5km of the SPA. Therefore, it is entirely 

possible that any mitigation measures devised for residential developments within the SPA buffer will also 

mitigate against any recreational impacts to the SAC without the need for further measures.  

Water quality (runoff)  
5.10 A small number of SHELAA sites are located close to vulnerable sites with potential to cause issue through 

chemical etc. runoff. Therefore it is recommended that a policy or wording within the Allocation 

policies for these developments is added to ensure that appropriate construction protocols are 

undertaken on site for the storage of fuels/chemicals (especially in flood zones) and the prevention 

of leaks and spillages to surface and/or groundwater through the creation and implementation of a 

site specific Construction Environment Management Plan (CEMP). In addition, wording should also 

be included to ensure appropriate measures are demonstrated by each Allocation site to ensure no 

run-off during operation through the appropriate design and implementation of SUDs etc.  

Air quality   
5.11 The majority of SHELAA sites are located within 10km air quality vulnerable SACs that are within 200m of 

a major road. Therefore, the areas of the Breckland SAC, Rex Graham SAC and Devil’s Dyke SAC 

which are vulnerable to reduced air quality and could potentially be affected require more evidence 

to conclude without reasonable doubt whether there is or is not an adverse effect upon the European 

sites through a reduction in air quality. It is recommended traffic modelling and an air quality impact 

assessment be undertaken in line with standard Design Manual for Roads and Bridges (DMRB) 

methodology, which will compare the predicted change in vehicle flows on roads within 200m of 

Breckland SAC and SPA as a result of the Local Plan development and in combination with 

neighbouring Local Plans, with that which would be expected to occur over time due to background 

population growth.  

Water quality (sewage effluent)  
5.12 It is recommended that assurance is obtained from Anglian Water that the WwTWs that serve the 

West Suffolk District can handle the additional wastewater without an increase in phosphate loading 

to European sites. It is also recommended that a Policy is written and included within the Plan that 

specifies development will only be supported where wastewater treatment infrastructure is 

delivered in advance of the development it is intended to serve.  
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Appendix A European Site Background 
Information 

Waveney & Little Ouse Valley Fens SAC 

Introduction 

The Waveney and Little Ouse Valley Fens SAC consists of extensive areas of valley fens in the headwaters of both 

rivers on the Norfolk-Suffolk county boundary. It includes the Redgrave and South Lopham Fens Ramsar site. The 

SAC is composed of three component SSSIs and supports two Annex I habitats: purple moor-grass meadows, and 

calcium-rich fen dominated by great fen sedge (saw sedge). Weston Fen SSSI also supports the Annex II species 

Desmoulin's whorl snail Vertigo moulinsiana. The diverse geology and hydrology of the sites contributes to the 

diverse nature of the habitats.  

Conservation Objectives47 

With regard to the SAC and the natural habitats and/or species for which the site has been designated (the 

‘Qualifying Features’ listed below), and subject to natural change;  

Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to 

achieving the Favourable Conservation Status of its Qualifying Features, by maintaining or restoring;  

• The extent and distribution of qualifying natural habitats and habitats of qualifying species; 

• The structure and function (including typical species) of qualifying natural habitats; 

• The structure and function of the habitats of qualifying species; 

• The supporting processes on which qualifying natural habitats and the habitats of qualifying species rely;  

• The populations of qualifying species; and,  

• The distribution of qualifying species within the site. 

Qualifying Features48 

Annex I habitats that are a primary reason for selection of this site: 

• Molinia meadows on calcareous, peaty or clayey-silt-laden soils (Molinion caeruleae); and,  

• Calcareous fens with Cladium mariscus and species of the Caricion davallianae (* Priority Feature). 

Annex II species that are a primary reason for selection of this site: 

• Desmoulin’s whorl snail Vertigo moulinsiana. 

Environmental Vulnerabilities49 

• Inappropriate scrub control  

• Inappropriate water levels 

• Air pollution: impact of atmospheric nitrogen deposition 

• Water pollution 

Redgrave and South Lopham Fens Ramsar (Part of 
Waveney and Little Ouse Valley Fens SAC) 

Introduction 

An excellent example of spring-fed lowland valley fen, exhibiting several distinct vegetation communities, 

supporting a diverse and well-studied invertebrate fauna. The site is one of only two British localities for the spider 

 
47 http://publications.naturalengland.org.uk/publication/4749900759695360 [Accessed 11/11/19] 
48 https://sac.jncc.gov.uk/site/UK0012882 [Accessed 11/11/19] 
49 http://publications.naturalengland.org.uk/publication/5465193064693760 [Accessed 11/11/19] 

http://publications.naturalengland.org.uk/publication/4749900759695360
https://sac.jncc.gov.uk/site/UK0012882
http://publications.naturalengland.org.uk/publication/5465193064693760
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Dolomedes plantarius. Intensive arable agriculture extends to the site boundary. There is a boardwalk and a 

network of footpaths for visitors. 

Conservation Objectives50 

Based on its designation as a part of the Waveney and Little Ouse Valley Fens SAC the conservation objectives 

are as follows; 

With regard to the SAC and the natural habitats and/or species for which the site has been designated (the 

‘Qualifying Features’ listed below), and subject to natural change;  

Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to 

achieving the Favourable Conservation Status of its Qualifying Features, by maintaining or restoring;  

• The extent and distribution of qualifying natural habitats and habitats of qualifying species; 

• The structure and function (including typical species) of qualifying natural habitats; 

• The structure and function of the habitats of qualifying species; 

• The supporting processes on which qualifying natural habitats and the habitats of qualifying species rely;  

• The populations of qualifying species; and,  

• The distribution of qualifying species within the site. 

Qualifying Features51 

With regards to the site’s qualification as a Ramsar it is designated under the following criterion: 

Criterion 1 

The site is an extensive example of spring-fed lowland base-rich valley, remarkable for its lack of fragmentation.  

Criterion 2 

The site supports many rare and scarce invertebrates, including a population of fen raft spider Dolomedes 

plantarius. 

Criterion 3 

The site supports many rare and scarce invertebrates, including a population of fen raft spider Dolomedes 

plantarius. The diversity of the site is due to the lateral and longitudinal zonation of the vegetation types 

characteristic of valley mires.  

Environmental Vulnerabilities52 

The Ramsar site is part of the Waveney and Little Ouse Valley Fens SAC which has the following vulnerabilities: 

• Inappropriate scrub control  

• Inappropriate water levels 

• Air pollution: impact of atmospheric nitrogen deposition 

• Water pollution 

Fenland SAC 

Introduction 

The Fenland SAC is comprised of three fenland Sites of Special Scientific Interest: Woodwalton Fen, Wicken Fen 

and Chippenham Fen. Each site generally consists of standing water bodies, ditch systems, bogs, marshes and 

broad-leaved woodland carr. The primary qualifying Fenland SAC features are the extensive examples of the tall 

herb-rich East Anglian type of M24 Molinia caerulea - Cirsium dissectum fen-meadow and the calcium-rich fen 

dominated by great fen-sedge Cladium mariscus and species of the Caricion davallianae. Other qualifying features, 

although not the primary reason of the site's SAC selection, are the presence of Annex II species; great crested 

newt Triturus cristatus and spined loach Cobitis taenia. 

Conservation Objectives53 

With regard to the SAC and the natural habitats and/or species for which the site has been designated (the 

‘Qualifying Features’ listed below), and subject to natural change;  

 
50 http://publications.naturalengland.org.uk/publication/4749900759695360 [Accessed 11/11/19] 
51 http://archive.jncc.gov.uk/pdf/RIS/UK11056.pdf [Accessed 11/11/19] 
52 http://publications.naturalengland.org.uk/publication/5465193064693760 [Accessed 11/11/19] 
53 http://publications.naturalengland.org.uk/publication/6712672527581184 {Accessed 19/11/19] 

http://publications.naturalengland.org.uk/publication/4749900759695360
http://archive.jncc.gov.uk/pdf/RIS/UK11056.pdf
http://publications.naturalengland.org.uk/publication/5465193064693760
http://publications.naturalengland.org.uk/publication/6712672527581184
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Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to 

achieving the Favourable Conservation Status of its Qualifying Features, by maintaining or restoring;  

• The extent and distribution of qualifying natural habitats and habitats of qualifying species  

• The structure and function (including typical species) of qualifying natural habitats  

• The structure and function of the habitats of qualifying species  

• The supporting processes on which qualifying natural habitats and the habitats of qualifying species rely  

• The populations of qualifying species; and,  

• The distribution of qualifying species within the site. 

Qualifying Features54 

Annex I habitats that are a primary reason for selection of this site: 

• Molinia meadows on calcareous, peaty or clayey-silt-laden soils (Molinion caeruleae) 

• Calcareous fens with Cladium mariscus and species of the Caricion davallianae 

Annex II species present as a qualifying feature, but not a primary reason for site selection 

• Spined loach Cobitis taenia 

• Great crested newt Triturus cristatus 

Environmental Vulnerabilities55 

• Water pollution 

• Hydrological Changes 

• Air pollution: impact of atmospheric nitrogen deposition 

Chippenham Fens Ramsar (Part of Fenland SAC) 

Introduction 

The site is of international importance for its wide range of wetland habitats and associated flora, birds and insects. 

Areas of tall and often rich fen, fen grassland and basic flush have developed over shallow peat soils. The site also 

contains calcareous grassland, neutral grassland, woodland, mixed scrub and open water 

Conservation Objectives 

Based on its designation as a part of the Fenland SAC the conservation objectives are as follows; 

With regard to the SAC and the natural habitats and/or species for which the site has been designated (the 

‘Qualifying Features’ listed below), and subject to natural change;  

Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to 

achieving the Favourable Conservation Status of its Qualifying Features, by maintaining or restoring;  

• The extent and distribution of qualifying natural habitats and habitats of qualifying species  

• The structure and function (including typical species) of qualifying natural habitats  

• The structure and function of the habitats of qualifying species  

• The supporting processes on which qualifying natural habitats and the habitats of qualifying species rely  

• The populations of qualifying species; and,  

• The distribution of qualifying species within the site. 

Qualifying Features56 

With regards to the site’s qualification as a Ramsar it is designated under the following criterion: 

Criterion 1  

A spring-fed calcareous basin mire with a long history of management, which is partly reflected in the diversity of 

present-day vegetation 

Criterion 2 

 
54 https://sac.jncc.gov.uk/site/UK0014782 [Accessed 19/11/2019] 
55 http://publications.naturalengland.org.uk/publication/6024783481274368 [Accessed 19/11/19] 
56 https://jncc.gov.uk/jncc-assets/RIS/UK11014.pdf [Accessed 19/11/19] 

https://sac.jncc.gov.uk/site/UK0014782
http://publications.naturalengland.org.uk/publication/6024783481274368
https://jncc.gov.uk/jncc-assets/RIS/UK11014.pdf
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The invertebrate fauna is very rich, partly due to its transitional position between Fenland and Breckland. The 

species list is very long, including many rare and scarce invertebrates, characteristic of ancient fenland sites in 

Britain. 

Criterion 3 

The site supports diverse vegetation types, rare and scarce plants. The site is a strong hold of Cambridge milk 

parsley Selinum carvifolia. 

Environmental Vulnerabilities 

The Ramsar site is part of the Fenlands SAC which has the following vulnerabilities: 

• Water pollution 

• Hydrological Changes 

• Air pollution: impact of atmospheric nitrogen deposition 

Wicken Fen Ramsar (Part of Fenland SAC) 

Introduction 

This site is a marginal remnant of the original peat fenland of the East Anglian basin. It has been preserved as a 

flood catchment area and its water level is controlled by sluice gates. The vegetation has a strongly mosaic 

character due to extensive peat-cutting and different systems of crop exploitation. Areas of the site subjected to 

frequent cutting have a greater species diversity including many sedges, rushes, spike rushes and marsh orchids 

with corresponding insect associations. Vegetation invasion by bushes resulting in closed Frangula carr, has 

occurred in the absence of mowing. The dykes abandoned clay pits and the main lode support many aquatic 

angiosperms. Wildfowl interests include, mallard, teal, wigeon, shoveler, pochards and tufted duck 

Conservation Objectives 

Based on its designation as a part of the Fenland SAC the conservation objectives are as follows; 

With regard to the SAC and the natural habitats and/or species for which the site has been designated (the 

‘Qualifying Features’ listed below), and subject to natural change;  

Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to 

achieving the Favourable Conservation Status of its Qualifying Features, by maintaining or restoring;  

• The extent and distribution of qualifying natural habitats and habitats of qualifying species  

• The structure and function (including typical species) of qualifying natural habitats  

• The structure and function of the habitats of qualifying species  

• The supporting processes on which qualifying natural habitats and the habitats of qualifying species rely  

• The populations of qualifying species; and,  

• The distribution of qualifying species within the site. 

Qualifying Features 

With regards to the site’s qualification as a Ramsar it is designated under the following criterion: 

Criterion 1 

One of the most outstanding remnants of the East Anglian peat fens. The area is one of the few which has not 

been drained. Traditional management has created a mosaic of habitats from open water to sedge and litter fields.  

Criterion 2 

The site supports one species of British Red Data Book plant, fen violet Viola persicifolia, which survives at only 

two other sites in Britain. It also contains eight nationally scarce plants and 121 British Red Data Book invertebrates. 

Environmental Vulnerabilities 

The Ramsar site is part of the Fenlands SAC which has the following vulnerabilities: 

• Water pollution 

• Hydrological Changes 

• Air pollution: impact of atmospheric nitrogen deposition 
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Devils Dyke SAC 

Introduction 

Devil's Dyke holds one of the best and most extensive areas of species-rich chalk grassland in Cambridgeshire. 

The grassland is of a type characteristic to chalklands of south, central and eastern England and represents a 

habitat type now very restricted in distribution and extent throughout its British range. The Dyke is an ancient linear 

earthwork comprising a deep ditch and high bank, originally colonised by plants from adjacent calcareous 

grassland. For this reason, the Dyke is important as one of the few remaining areas still supporting these relict 

chalkland vegetation communities, once traditionally maintained by sheep grazing. 

Conservation Objectives57 

With regard to the SAC and the natural habitats and/or species for which the site has been designated (the 

‘Qualifying Features’ listed below), and subject to natural change;  

Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to 

achieving the Favourable Conservation Status of its Qualifying Features, by maintaining or restoring;  

• The extent and distribution of qualifying natural habitats  

• The structure and function (including typical species) of qualifying natural habitats, and  

• The supporting processes on which qualifying natural habitats rely 

Qualifying Features 

Annex I habitats that are a primary reason for selection of this site: 

• Semi-natural dry grassland and scrubland facies on calcareous substrates (Festuco-Brometalia) 

(*Important orchid sites) 

Environmental Vulnerabilities58 

• Inappropriate scrub control 

• Air: pollution: risk of atmospheric nitrogen deposition 

Rex Graham Reserve SAC 

Introduction 

Covering approximately 2.67 hectares and situated within the Brecks National Character Area, Rex Graham 

Reserve comprises a small disused chalk pit, together with surrounding grassland and woodland, which supports 

a large number of Military orchid Orchis militaris. Only two other wild populations of this plant are known in the UK 

and the Rex Graham Reserve population is by far the largest, comprising more than 95% of the current total UK 

population.  

The SAC sits within Thetford Forest, the largest lowland conifer forest in England, in an area where light, sandy 

acid and calcareous soils overlie chalk, on a gently south-facing slope in the valley of the River Lark. The digging 

of the pit pre-dates the planting of Thetford Forest in the 1920s and 1930s, and probably ceased to be actively 

worked in the early Twentieth Century. Military orchids were first found in the pit in the 1950s, and since then 

conservation management has maintained a high population.  

The open sides and floor of the pit are covered with a mixture of plants typical of calcareous grassland and scrub 

transitions such as mouse-ear hawkweed Pilosella officinarum, twayblade Listera ovata, adder’s-tongue fern 

Ophioglossum vulgatum, ploughman’s spikenard Inula conyza, mullein Verbascum thapsus, and hemp agrimony 

Eupatorium cannabinum. The pit also contains a large number of bushes of mezereon Daphne mezereum which 

occurs here as a wild plant. 

 
57 http://publications.naturalengland.org.uk/publication/5870018029944832 [Accessed 19/11/19] 
58 http://publications.naturalengland.org.uk/publication/6031209599598592 [Accessed 19/11/19] 
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Conservation Objectives59 

With regard to the SAC and the natural habitats and/or species for which the site has been designated (the 

‘Qualifying Features’ listed below), and subject to natural change;  

Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to 

achieving the Favourable Conservation Status of its Qualifying Features, by maintaining or restoring;  

•  The extent and distribution of qualifying natural habitats  

•  The structure and function (including typical species) of qualifying natural habitats; and  

•  The supporting processes on which qualifying natural habitats 

Qualifying Features60 

Annex I habitats that are a primary reason for selection of this site: 

• Semi-natural dry grassland and scrubland facies on calcareous substrates (Festuco-Brometalia) 

(*Important orchid sites) 

Environmental Vulnerabilities61 

• Changes in species distribution 

• Air pollution: risk of atmospheric nitrogen deposition 

• Habitat fragmentation 

• Deer 

• Invasive species 

• Public Access/ Disturbance 

Breckland SAC  

Introduction 

The Breckland SAC is characterised by an extensive area of grass heath (and some heather heath), large arable 

fields, and the largest coniferous forest in lowland England. Together, these support over 2000 priority species, 

many of which are confined to the area, or have their core UK distribution there. 

  

The SAC heaths include the best-preserved systems of inland sand dune vegetation, which is in part characterised 

by the nationally rare grey hair-grass Corynephorus canescens, and sand sedge Carex arenaria. The CG7 Festuca 

ovina – Hieracium pilosella – Thymus praecox grassland type is rich in rare species and is more typical of the 

steppe vegetation associated with central Europe. It can be found in mosaics with heath/acid grassland, giving rise 

to patterned ground that formed under peri-glacial conditions, and which reflects differences in substrate 

composition. The dry acidic heath is represented by H1 Calluna vulgaris – Festuca ovina heath. The open 

Breckland landscape provides ideal conditions for early successional rare/scarce plants and invertebrates and 

supports internationally important populations of Annex 1 grounding nesting birds, namely stone curlew, woodlark 

and nightjar. Aquifer-fed fluctuating meres and alluvial forests dominated by Alnus glutinosa and Fraxinus excelsior 

are also features of the SAC. The meres are restricted to the Norfolk Breckland. They support unusual and highly 

characteristic plant and animal communities associated with periodic inundation and drying out, as part of the 

natural cycle. The meres, together with a range of other water bodies, provide breeding habitat for great crested 

newt Triturus cristatus. 

Conservation Objectives62 

With regard to the SAC and the natural habitats and/or species for which the site has been designated (the 

‘Qualifying Features’ listed below), and subject to natural change; 

Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to 

achieving the Favourable Conservation Status of its Qualifying Features, by maintaining or restoring; 

• The extent and distribution of qualifying natural habitats and habitats of qualifying species 

 
59 http://publications.naturalengland.org.uk/publication/5320741566283776 [Accessed 19/11/19] 
60 https://sac.jncc.gov.uk/site/UK0019866 [Accessed 19/11/19] 
61 http://publications.naturalengland.org.uk/publication/5988120809963520 [Accessed 19/11/19] 
62 http://publications.naturalengland.org.uk/publication/6145904885104640 [Accessed 19/11/19] 

http://publications.naturalengland.org.uk/publication/5320741566283776
https://sac.jncc.gov.uk/site/UK0019866
http://publications.naturalengland.org.uk/publication/5988120809963520
http://publications.naturalengland.org.uk/publication/6145904885104640
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• The structure and function (including typical species) of qualifying natural habitats 

• The structure and function of the habitats of qualifying species 

• The supporting processes on which qualifying natural habitats and the habitats of qualifying species rely 

• The populations of qualifying species; and, 

• The distribution of qualifying species within the site 

Qualifying Features63 

Annex I habitats that are a primary reason for selection of this site: 

• Inland dunes with open Corynephorus and Agrostis grasslands 

• Natural eutrophic lakes with Magnopotamion or Hydrocharition – type vegetation 

• European dry heaths 

• Semi-natural dry grasslands and scrubland facies on calcareous substrates (Festuco-Brometalia) 

(*Important orchid sites) 

Annex I habitats present as a qualifying feature, but not a primary reason for selection of this site: 

• Alluvial forests with Alnus glutinosa and Fraxinus excelsior (Alno-Padion, Alnion incanae, Salicion albae) 

Annex II species present as a qualifying feature, but not a primary reason for site selection 

• Great crested newt Triturus cristatus 

Environmental Vulnerabilities64 

• Lack of ground disturbance 

• Under grazing 

• Forestry and woodland management 

• Water pollution 

• Changes in species distributions 

• Stone curlew monitoring and intervention 

• Planning permission: general 

• Monitoring 

• Air pollution: risk of atmospheric nitrogen deposition 

• Public access / disturbance  

• Climate change 

• Inappropriate scrub control 

• Inappropriate management practices 

• Habitat fragmentation 

• Inappropriate weed control 

• Inappropriate pest control 

• Inappropriate cutting / mowing 

 

Breckland SPA 

Introduction 

The Breckland SPA is characterised by an extensive area of grass heath (and some heather heath), large arable 

fields, and the largest coniferous forest in lowland England. Together, these support over 2000 priority species, 

many of which are confined to the area, or have their core UK distribution there. 

  

The SPA holds internationally important populations of Stone Curlew, Nightjar and Woodlark. Stone Curlew 

establishes nests on open ground provided by arable cultivation in the spring, while Woodlark and Nightjar breed 

in recently felled areas and open heath areas within the conifer plantations.  

 
63 https://sac.jncc.gov.uk/site/UK0019865 [Accessed 19/11/19] 
64 http://publications.naturalengland.org.uk/publication/5075188492271616 [Accessed 19/11/19] 

https://sac.jncc.gov.uk/site/UK0019865
http://publications.naturalengland.org.uk/publication/5075188492271616
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Conservation Objectives65 

With regard to the SPA and the individual species and/or assemblage of species for which the site has been 

classified (the ‘Qualifying Features’ listed below), and subject to natural change; 

• Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site 

contributes to achieving the aims of the Wild Birds Directive, by maintaining or restoring; 

• The extent and distribution of the habitats of the qualifying features 

• The structure and function of the habitats of the qualifying features 

• The supporting processes on which the habitats of the qualifying features rely 

• The population of each of the qualifying features; and, 

• The distribution of the qualifying features within the site 

Qualifying Features66 

Article 4.1 qualification 979/409/EEC) during the breeding season the area regularly supports: 

• Stone curlew Burhinus oedicnemus (western Europe -breeding) – 60.1% of the GB breeding population 

5-year peak mean (1994 – 1998)  

• European nightjar Caprimulgus europaeus – 12.2% of the GB breeding population count as at 1998.  

• Woodlark Lullula arborea – 28.7% if the GB breeding population count as at 1997. 

Environmental Vulnerabilities67 

• Lack of ground disturbance 

• Under grazing 

• Forestry and woodland management 

• Water pollution 

• Changes in species distributions 

• Stone curlew monitoring and intervention 

• Planning permission: general 

• Monitoring 

• Air pollution: risk of atmospheric nitrogen deposition 

• Public access / disturbance  

• Climate change 

• Inappropriate scrub control 

• Inappropriate management practices 

• Habitat fragmentation 

• Inappropriate weed control 

• Inappropriate pest control 

• Inappropriate cutting / mowing 

 
65 http://publications.naturalengland.org.uk/publication/4572292419944448 [Accessed 19/11/19] 
66 https://jncc.gov.uk/jncc-assets/SPA-N2K/UK9009201.pdf [19/11/19] 
67 http://publications.naturalengland.org.uk/publication/5075188492271616 [19/11/19] 

http://publications.naturalengland.org.uk/publication/4572292419944448
https://jncc.gov.uk/jncc-assets/SPA-N2K/UK9009201.pdf
http://publications.naturalengland.org.uk/publication/5075188492271616
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Appendix B SHELAA Site Screening: Likely Significant Effects 
Town/Village Site Name  Site Description Likely Significant Effects 

Brandon Land off Gas House 

Lane (WS032) 

Proposed use: Residential 

0.35 ha 

Former gasworks/allocated 

SA2(b)/Planning Approved 

Indicative capacity: 10 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 1.5 km of stone curlew Breckland SPA habitat (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Warren Close (WS033) Proposed use: Residential 

0.68 ha 

Former library and preschool/allocated 

SA2(a)/Pending Decision 

Indicative capacity: 23 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 1.5 km of stone curlew Breckland SPA habitat (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Bury St Edmunds Land to south of 

Rougham Road (WS034 

[site also forms part of 

WS039]) 

Proposed use: Residential 

39.4 ha  

Agricultural/Planning Approved 

Indicative capacity: 709 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution)  

Land at Hollow Road 

Farm, Barton Hill 

(WS035) 

Proposed use: Residential 

5.9 ha 

Agricultural/none 

Indicative capacity: 106 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Town/Village Site Name  Site Description Likely Significant Effects 

Cornwallis Court 

(WS036) 

Proposed use: Residential (care home) 

1.5 ha 

Care home/none 

Indicative capacity: 40 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Sentinel Works, 

Northgate Avenue 

(WS548) 

Proposed use: Residential 

0.3 ha 

Commercial building/Planning Approved 

Indicative capacity: 8 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Orttewell Road, South-

east (WS039) 

Proposed use: Mixed use (possible solar 

park) 

103 ha 

Agricultural and woodland/none 

Indicative capacity: 1,854 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

North-east Bury St. 

Edmunds (WS040) 

Proposed use: Residential (with 

neighbourhood centre) 

75 ha 

Agricultural/allocated – BV6 

Indicative capacity: 1,250 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

West Bury St. Edmunds 

(WS041) 

Proposed use: Mixed use 

44.6 ha 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Town/Village Site Name  Site Description Likely Significant Effects 

Agricultural/allocated – BV5/Pending 

Decision 

Indicative capacity: 450 dwellings 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Tayfen Road (WS214) Proposed use: residential  

0.37 ha 

Brownfield site/Planning Approved 

Indicative capacity: 46 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Land to south of Westley 

Road and east of 

Westley Lane (WS042) 

Proposed use: Residential  

62.31 ha 

Meadow/none 

Indicative capacity: 1,122 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Land to the north of 

Mount Road, south of 

Cattishall and east of 

Cherry Trees, 

Rushbrooke with 

Rougham (WS044) 

Proposed use: Residential  

26.76 ha 

Agricultural/none 

Indicative capacity: 482 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact.  

St Louis Middle School 

(WS045) 

Proposed use: Residential 

1.78 ha 

Former school/none 

Indicative capacity: 53 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Westley Road, Westley 

(WS046) 

Proposed use: Residential Potential LSE 
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Town/Village Site Name  Site Description Likely Significant Effects 

2.5 ha 

Equestrian and housing/none 

Indicative capacity: 75 dwellings 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Morton Hall (WS047) Proposed use: Residential  

34 ha 

Agricultural/allocated – BV4/Planning 

Approved 

Indicative capacity: 500 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

South-east Bury St. 

Edmunds (WS048) 

Proposed use: Mixed use 

74.7 ha  

Agricultural/allocated – BV7/Planning 

Approved 

Indicative capacity: 1,250 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Station Hill (WS049) Proposed use: Mixed use 

5.95 ha  

Underused railway sidings and vacant 

land allocated – BV8/Planning Approved 

Indicative capacity: 300 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Land at Ram Meadow 

(WS050) 

Proposed use: Residential, commercial, 

public open space and car parking 

3.72 ha 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 



West Suffolk District Local Plan   
  

West Suffolk District Council 
  

Project number: 60598646 
 

 
Prepared for:  West Suffolk District Council   
 

AECOM 
43 

 

Town/Village Site Name  Site Description Likely Significant Effects 

Car park, meadow and football 

ground/allocated – BV11 

Indicative capacity: 67 dwellings 

North-west Bury St. 

Edmunds (WS051) 

Proposed use: Residential 

78.23 ha 

Allocated – BV3/Planning Approved 

Indicative capacity: 950 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Dobbies Garden Centre 

(WS052) 

Proposed use: Residential  

1.75 ha 

Garden centre/allocated – BV10a 

Indicative capacity: 30 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at Jacqueline 

Close (WS053) 

Proposed use: Residential 

2 ha 

Remains of a former chalk works/allocated 

– BV10b 

Indicative capacity: 30 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Hospital site, Hospital 

Road (WS054) 

Proposed use: Residential  

1.58 ha  

Former hospital/allocated – BV10c 

Indicative capacity: 45 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Weymed site (WS055) Proposed use: Residential Potential LSE 
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Town/Village Site Name  Site Description Likely Significant Effects 

0.37 ha 

Vacant offices/allocated – 

BV10e/Planning Approved  

Indicative capacity: 14 dwellings 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Garages and bus depot, 

Cotton Lane (WS056) 

Proposed use: Residential  

0.7 ha  

Bus depot and garages/allocated – BV10h 

Indicative capacity: 50 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at Tayfen Road 

(WS273) 

Proposed use: Mixed use 

4.16 ha 

Commercial and gas holdings/Planning 

Approved 

Indicative capacity: 215 dwellings (and a 

60 bed care home) 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Land off Eastgate Street, 

Barn Lane (WS276) 

Proposed use: Residential 

0.25 ha 

Garden land/none 

Indicative capacity: 8 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land north of Barton Hill 

and West of A134 

(WS543) 

Propose use: Residential  

6.81 ha 

Agricultural/none 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 
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Town/Village Site Name  Site Description Likely Significant Effects 

Indicative capacity: 122 dwellings 

Rathkeltair Lodge, 

Barton Hill (WS552) 

Proposed use: Residential 

6.63 ha  

Agricultural/none 

Indicative capacity: 119 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Thingoe Hill (WS553) Proposed use: Residential 

1.41 ha 

Brownfield land/none 

Indicative capacity: 42 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

6 Norfolk Road (WS656) Proposed use: Residential  

0.29 ha 

Garden land/Planning Approved 

Indicative capacity: 7 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Western Way (WSE24) Proposed use: Leisure and employment 

6 ha  

Employment uses 

Indicative capacity: N/A 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Haverhill Plots 300 and 400 

Haverhill Research Park 

(WS096) 

Proposed use: Residential 

5.54 ha 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 
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Town/Village Site Name  Site Description Likely Significant Effects 

Vacant fully serviced development 

plots/allocated as strategic employment 

site CS9/HV10 

Indicative capacity: 166 dwellings 

Atterton and Ellis site 

(WS217) 

Proposed use: Residential 

0.77 ha  

Engineering works/none 

Indicative capacity: 23 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land south of Haverhill 

(WS097) 

Proposed use: Mixed use (urban 

extension)  

135 ha  

Agricultural/none 

Indicative capacity: 2,430 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

North-west Haverhill 

(WS098) 

Proposed use: Mixed use 

47.38 ha 

Agricultural/allocated HV3/Planning 

Approved 

Indicative capacity: 

• Phase 1 = 200 dwellings 

• Masterplan = 1,150 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Former Castle Hill 

Middle School (WS099) 

Proposed use: Residential 

0.87 ha 

No Likely Significant Effects 
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Town/Village Site Name  Site Description Likely Significant Effects 

Playing fields/allocated HV5c/Planning 

Approved 

Indicative capacity: 26 dwellings 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Former Westfield 

Primary School (WS100) 

Proposed use: Residential 

1.19 ha  

Former school/allocated HV6c/Planning 

Approved 

Indicative capacity: 37 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land south of 

Chapelwent Road 

(WS102) 

Proposed use: Residential 

2.99 ha  

Land previously set aside for a middle 

school, but no longer required/allocated 

HV5a/Planning Approved 

Indicative capacity: 87 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Former Gasworks, 

Withersfield Road 

(WS103) 

Proposed use: Residential 

0.25 ha 

Former gas works/allocated HV6a 

Indicative capacity: 10 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Wisdom Toothbrush 

Factory (WS104) 

Proposed use: Mixed use 

1/53 ha  

Factory/allocated HV7a 

Indicative capacity: 46 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 
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Town/Village Site Name  Site Description Likely Significant Effects 

Gurteens Site, Haverhill 

(WS581) 

Proposed use: Mixed use 

1.53 ha  

Factory/allocated HV7a 

Indicative capacity: 22 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Jubilee walk car park, 

Haverhill (WS668) 

Proposed use: Mixed use 

0.80  

Car park/allocated HV7e 

Indicative capacity: 14 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

North-east Haverhill 

(WS681) 

Proposed use: Mixed use 

138 ha 

Agricultural/allocated – Policy 

HV4/Planning Approved 

Indicative capacity: 2,500 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

 Rear of Argos and Post 

Office, Haverhill 

(WS684) 

Proposed Use: Mixed Use 

0.4ha  

Carpark/Allocated HV7d 

Indicative capacity: 7 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

 Cleale’s Town Hall 

Carpark, Haverhill 

(WS685) 

Proposed Use: Mixed Use 

1.3ha 

Carpark/Allocated HV7c 

Indicative Capacity: 23   

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 
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Mildenhall  Land west of Mildenhall, 

south of West Row Road 

(WS138) 

Proposed use: Mixed use 

97 ha 

Agricultural/allocated SA4a/hub under 

construction 

Indicative capacity: 1,300 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Council Offices, College 

Heath Road (WS139) 

Proposed use: Residential  

2.14 ha 

Council offices and residential/allocated 

SA5b 

Indicative capacity: 89 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 1.5 km of stone curlew Breckland SPA habitat (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at Wamil Court 

(WS140) 

Proposed use: Residential 

0.62 ha 

Former care home and residential/none 

Indicative capacity: 19 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Land south of Worlington 

Road and adjacent to 

former dairy sites 

(WS204) 

Proposed use: Residential  

3.05 ha 

Agricultural/Planning Approved   

Indicative capacity: 78 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Land to west of Folly 

Road (WS141) 

Proposed use: Residential  

8.06 ha  

None 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Indicative capacity: 145 dwellings • Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Land at 54 Kingsway 

(WS142) 

Proposed use: Residential 

0.65 ha 

Plant nursery/allocated SA5a 

Indicative capacity: 23 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 1.5 km of stone curlew Breckland SPA habitat (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land off West Row 

Road, Mildenhall 

(WS420) 

Proposed use: Residential 

12.6 ha 

None 

Indicative capacity: 227 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

Mildenhall Academy and 

Dome Leisure Centre 

site (WSE18) 

Proposed use: Employment 

4 ha 

Allocated SA17a 

Indicative capacity: N/A 

Potential LSE 

• Within 1.5 km of stone curlew Breckland SPA habitat (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution in-combination) 

• Within 400m of woodlark/nightjar Breckland SPA habitat (urbanisation) 

Newmarket Land at Hatchfield Farm, 

Fordham Road (WS145) 

Proposed use: Mixed use 

27 ha  

Agricultural/allocated SA6g/Planning 

Approved 

Indicative capacity: 400 dwellings 

Potential LSE  

• Hydrologically connected to Chippenham Fen Ramsar (water quality) – 

upstream of the Ramsar within Newmarket, site within rural catchment of 

Solham lode which flows into SAC c. 3.2km downstream.  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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St. Felix Middle School 

(WS146) 

Proposed use: Residential 

4.5 ha 

School and playing fields/allocated SA16d 

Indicative capacity: 50 dwellings 

Potential LSE  

• Hydrologically connected to Chippenham Fen Ramsar (water quality) – 

upstream of the Ramsar within Newmarket, site backs onto a drain which 

flows into SAC c. 5.2km downstream.  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

 

Southern portion of 

Brickfield Stud, Exning 

Road (WS147) 

Proposed use: Residential  

2.9 ha 

Paddocks/allocated SA6a/Planning 

Approved 

Indicative capacity: 79 dwellings 

Potential LSE 

• Hydrologically connected to Wicken Fen Ramsar (water quality) – potential 

connection through groundwater (within catchment area) 500m from stream 

that flows into the Ramsar (10km downstream)  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

 

Exning Road, South 

Drive (WS205) 

Proposed use: Residential (care home) 

0.94 ha  

Allocated SA18a/Planning Approved 

Indicative capacity: 69 dwellings/units 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Land at Phillips Close 

and grassland of 

Proposed use: Residential 

4.5 ha  

Potential LSE 
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Leaders Way and Sefton 

Way (WS148) 

Residential/allocated SA6c/Pending 

Decision 

Indicative capacity: 62 dwellings and a 

wardened 20 unit young persons’ 

residence 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Land at Black Bear Lane 

and Rowley Drive 

(WS149) 

Proposed use: Mixed use 

3.57 ha  

Former swimming pool, listed building and 

paddocks/allocated SA6b 

Indicative capacity: 50 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Land south of Barbara 

Stradbroke Ave, 

Newmarket (WSE15) 

Proposed use: Horse racing associated 

uses, leisure uses and a hotel 

105 ha 

Horse racing related uses/none 

Indicative capacity: Land in horse racing 

use 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Barrow Denham Road (WS008) Proposed use: Residential 

0.66 ha  

Grazing land/none 

Indicative capacity: 20 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Land to the rear of 2 

Stoney Lane (WS009) 

Proposed use: Residential 

3.75 ha  

Agricultural and residential curtilage/none 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Indicative capacity: 68 dwellings  

Land to the east of 

Barrow Hill (WS010) 

Proposed use: Mixed use (residential, 

commercial and public open space) 

10.72 ha 

Agricultural/none 

Indicative capacity: 193 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Land at Bury Road 

(WS011) 

Proposed use: Residential 

10.22 ha 

Agricultural/none 

Indicative capacity: 184 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Land of Barrow Hill 

(WS012a) 

Proposed use: Mixed use 

15.88 ha  

Agricultural/none 

Indicative capacity: 286 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Land to the west of Mill 

Lane (resubmitted as 

land rear of Layes Road 

and Mill Lane) (WS013) 

Proposed use: Residential 

4.50 ha 

Residential and agricultural/woodland 

Indicative capacity: 81 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Land to the east of 

Barrow Hil (WS014) 

Proposed use: Residential & B1 business 

use 

5.06 ha 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Agricultural and farmyard/allocated 

RV10b/Planning Approved 

Indicative capacity: 75 dwellings 

 

Land at Barrow Hill, 

Barrow (WS228) 

Proposed use: Residential 

1.41 ha  

Agricultural/none 

Indicative capacity: 42 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Clare Land along Cavendish 

Road (WS071) 

Proposed use: Residential 

4.79 ha  

Agricultural and grazing/amenity land 

Indicative capacity: 86 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Townsend Nurseries 

(WS072) 

Proposed use: Residential 

0.79 ha 

Nursery 

Indicative capacity: 24 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Fields known as 

Cricketers and Lutus-

Daneum, north of Stoke 

Road (WS073) 

Proposed use: Residential 

23.10 

Agricultural 

Indicative capacity: 416 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land north of Cavendish 

Road (WS074) 

Proposed use: Residential No Likely Significant Effects 
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14.10 ha 

Agricultural (arable) 

Indicative capacity: 254 dwellings 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land to the south-east of 

Chilton Street Business 

Park, Clare (resubmitted 

as Land at Snow Hill) 

(WS075) 

Proposed use: Residential 

3.50 ha 

Agricultural 

Indicative capacity: 63 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land of Cavendish Road 

(WS076) 

Proposed use: Residential 

2.25 ha  

Allocated – RV11b/Pending Decision 

Indicative capacity: 75 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Ixworth  Land west of Bardwell 

Road and south of 

A1088 Thetford Road 

(WS121) 

Proposed use: Mixed use 

9.6 ha 

Agricultural/none 

Indicative capacity: 173 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land of Crown Lane 

(WS122) 

Proposed use: Residential 

2.56 ha  

Agricultural/allocated RV12b/Withdrawn 

Application 

Indicative capacity: 77 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 
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Land west of the A143 

and south of A1088 

(WS123) 

Proposed use: Residential on the 

southern part of the site 

10.75 ha  

Agricultural/allocated RV12c/Withdrawn 

Application 

Indicative capacity: 80 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Manor Farm, Ixworth 

Thorpe  

Proposed use: Employment 

0.36 ha  

Commercial 

Indicative capacity: N/A 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Keddington Land south of Hundon 

Road (WS124) 

Proposed use: Residential 

11.60 ha 

Agricultural/Planning Refused 

Indicative capacity: 140 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land east of Haverhill 

Road (WS125) 

Proposed use: Residential 

3.26 ha  

Agricultural/none 

Indicative capacity: 98 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land adjacent to the 

Limes Cottage, Mill Road 

(WS126) 

Proposed use: Residential 

1.82 ha  

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 
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Agricultural/allocated RV13b/Pending 

Decision 

Indicative capacity: 40 dwellings 

Lakenheath Land north of Station 

Road (WS203) 

Proposed use: Mixed use 

22.4 ha  

Old nursery plantation/allocated 

SA8b/Planning Approved 

Indicative capacity: 375 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 1.5 km of stone curlew Breckland SPA habitat (where >5 breeding 

attempts have been made) (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land off Briscoe Way 

(WS130) 

Proposed use: Residential 

2.78 ha 

Agricultural/allocated SA8c/Planning 

Approved 

Indicative capacity: 67 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land North of Burrow 

Drive and Briscoe Way 

(WS604) 

Proposed use: Residential 

9.16 ha  

Agricultural/none 

Indicative capacity: 165 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Matthews Nursery 

(WS605) 

Proposed use: Mixed use 

1.86 ha  

Vacant nursery site/allocated SA7c mixed 

use A1 retail/residential/Planning 

Approved 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Indicative capacity: 31 dwellings 

35 Station Road 

(WS131) 

Proposed use: Residential 

0.49 ha  

Paddocks/none 

Indicative capacity: 15 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Rabbithill Covert 

(WS132) 

Proposed use: Residential 

3.45 ha  

Agricultural and grassland/allocated 

SA8a/Planning Approved 

Indicative capacity: 81 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 1.5 km of stone curlew Breckland SPA habitat (where >5 breeding 

attempts have been made) (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land west of Eriswell 

Road (WS133) 

Proposed use: Residential 

5.35 ha 

Grassland/allocated SA7b/Planning 

Approved 

Indicative capacity: 140 dwellings  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 1.5 km of stone curlew Breckland SPA habitat (where >5 breeding 

attempts have been made) (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Red Lodge  Land south of The 

Carrops (WS154) 

Proposed use: Residential 

1.37 ha  

Storage and hardstanding/Pending 

Decision 

Indicative capacity: 30 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Land of Turnpike Road 

and Coopers Yard 

(WS155) 

Proposed use: Residential 

9.61 ha  

Brownfield, greenfield and 

agricultural/part allocated SA9a/Pending 

Decision 

Indicative capacity: 132 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

The ‘Gateway Site’, 

Kings Warren (WS156) 

Proposed use: Residential 

0.45 ha  

Agricultural/none 

Indicative capacity: 14 dwellings  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land east of Warren 

Road (WS206) 

Proposed use: Residential 

5.5 ha  

Agricultural/allocated SA9b 

Indicative capacity: 140 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 1.5 km of stone curlew Breckland SPA habitat (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution in-combination) 

Land east of Larch Way 

(WS207) 

Proposed use: Residential 

14.97 ha  

Agricultural/allocated SA9c/Planning 

Approved 

Indicative capacity: 268 + 8 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 1.5 km of stone curlew Breckland SPA habitat (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution ) 

Land north of Red Lodge 

(WS208) 

Proposed use: Mixed use (residential, 

employment and school) 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 
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27.4 ha  

Grassland and agricultural/allocated 

SA109a 

Indicative capacity: 300 dwellings, 8 ha 

employment and 3 ha school 

• Partially within 1.5 km of stone curlew Breckland SPA habitat (urbanisation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land east of Newmarket 

Road and north of Elms 

Road (WS157) 

Proposed use: Residential 

4.13 ha  

Allocated SA9d/Planning Approved 

Indicative capacity: 125 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land north of Elms Road 

and A11 northbound exit 

slip road to Red lodge 

(WSE04) 

Proposed use: Employment 

55 ha  

Agricultural 

Indicative capacity: N/A 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Stanton Fordhams Farm, Bury 

Lane (WS168) 

Proposed use: Residential 

10.48 ha  

Agricultural buildings and 

countryside/none 

Indicative capacity: 189 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land off Old Barningham 

Road (part of Duke 

Street Nursery) (WS169) 

Proposed use: Residential 

0.71 ha  

Agricultural/none 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Indicative capacity: 21 dwellings 

Land west of Duke Street 

(WS170) 

Proposed use: Residential 

0.50  

Agricultural/none 

Indicative capacity: 15 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land between Bury Lane 

and Wyken Road 

(WS171)  

Proposed use: Residential 

2.81 ha  

Agricultural/none 

Indicative capacity: 84 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at Little Hill Farm, 

Barningham Road 

(WS172) 

Proposed use: Residential 

2.37 ha  

Garden land/none 

Indicative capacity: 71 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Little Farmhouse, 

Barningham Road 

(WS173) 

Proposed use: Residential 

0.35 ha  

none 

Indicative capacity: 11 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at Shepherds 

Grove, Stanton (WS467) 

Proposed use: Residential 

14.6 ha  

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Grassland (formerly buildings and 

hardstanding for RAF airfield)/RV4 

masterplan adopted 

Indicative capacity: 400 dwellings 

Land at Shepherds 

Grove (WSE21) 

Proposed use: Employment 

36.6 ha  

Agricultural 

Indicative capacity: N/A 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Bardwell Land at Stanton Road 

(WS001) 

Proposed use: Residential 

5.37 ha  

Agricultural/none 

Indicative capacity: 97 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Hillside, Knox Lane 

(WS002) 

Proposed use: Residential 

2.34 ha  

Garden/none 

Indicative capacity: 70 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Street Farm, Low Street, 

Bardwell (WS218) 

Proposed use: Residential 

0.43 ha  

Agricultural buildings/none 

Indicative capacity: 13 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Barningham Land off Sandy Lane 

(WS003) 

Proposed use: Residential 

4 ha  

Agricultural 

Indicative capacity: 72 dwellings 

Potential LSE 

• Hydrologically connected to Waveney and Little Ouse Valley Fens (water 

quality (water quality) – Immediately adjacent to stream/drain which flows 

into SAC 1km downstream.  

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Option A, land at 

Hepworth Road, 

Barningham (WS004) 

Proposed use: Mixed (residential 

community facilities) 

1.69 ha  

Agricultural (arable) 

Indicative capacity: 51 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Option B, land at 

Hepworth Road, 

Barningham (WS005) 

Proposed use: Mixed (residential 

community facilities) 

0.85 ha  

Agricultural (arable) 

Indicative capacity: 26 dwellings 

Potential LSE 

• Hydrologically connected to Waveney and Little Ouse Valley Fens (water 

quality) – Potential connection through groundwater, within the catchment 

(Hopeton Brook catchment) which flows into SAC 1 km downstream. 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution in-combination) 

Option C, land at 

Hepworth Road, 

Barningham (WS006) 

Proposed use: Mixed (residential and 

community facilities) 

9.65 ha  

Agricultural (arable) 

Indicative capacity: 119 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Land to the north of Field 

Cottage, Barwell Road 

(WS007) 

Proposed use: Residential 

2.06 ha  

Grazing land  

Indicative capacity: 62 dwellings 

Potential LSE 

• Hydrologically connected to Waveney and Little Ouse Valley Fens (water 

quality) – Potential connection through groundwater – within the catchment 

(Hopeton Brook catchment) which flows into SAC 1 km downstream.  

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Beck Row Site at Stock Corner 

Farm (WS019) 

Proposed use: Residential 

0.5 ha 

Agricultural/Planning Approved 

Indicative capacity: 9 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Site at Stock Corner 

Farm (WS020) 

Proposed use: Residential 

11 ha  

Agricultural/outline permission granted on 

part of site 

Indicative capacity: as above 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land east of Skeltons 

Drove (WS021) 

Proposed use: Residential 

25.07 ha  

Agricultural/none 

Indicative capacity: 451 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land between Aspal 

Lane and Wildmere Lane 

(WS022) 

Proposed use: Residential 

22.39 ha  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 
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Agricultural/none 

Indicative capacity: 403 dwellings 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land south of Rookery 

Drove (WS023) 

Proposed use: Residential 

5.32 ha  

Grassland/none 

Indicative capacity: 96 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Lamble Close (WS025) Proposed use: Residential 

2.30 ha  

Grazing land/allocated SA11a/Planning 

Approved 

Indicative capacity: 60 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land adjacent to and 

south of Caravan Park 

on Aspal lane (WS026) 

Proposed use: Residential 

4.14 ha  

Grassland/allocated SA11b/Planning 

Approved 

Indicative capacity: 117 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land adjacent to Beck 

Lodge Farm (WS027) 

Proposed use: Residential 

0.60 ha  

Agricultural buildings and 

grazing/allocated SA11d/Planning 

Approved 

Indicative capacity: 12 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Aspal Nursery, Aspal 

Lane (WS028) 

Proposed use: Residential 

3.14 ha  

Residential and nursery/none 

Indicative capacity: 94 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at junction of Aspal 

Lane and St John’s Steet 

(WS029) 

Proposed use: Residential 

1.90 ha  

Grassland/none 

Indicative capacity: 57 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Scrapyard, Skeltons 

Drove (WS030) 

Proposed use: Residential 

1.31 ha  

Scrap yard/Planning Approved 

Indicative capacity: 32 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at the corner of 

Wilde Street/Aspal Lane 

(WS031) 

Proposed use: Residential 

1.29 ha  

Grassland/Planning Approved 

Indicative capacity: 39 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land north of Holmsey 

Green (WS654) 

Proposed use: Residential 

0.94 ha 

Agricultural/none 

Indicative capacity: 28 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Cavendish  Blacklands Field, part of 

Scotts Farm (WS057) 

Proposed use: Residential 

 4.57 ha  

Agricultural/none 

Indicative capacity: 82 dwellings  

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land at the end of Nether 

Road (WS058) 

Proposed use: Residential 

0.4 ha  

Agricultural/allocated RV16a  

Indicative capacity: 10 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Exning Land south of Burwell 

Road and west of Queen 

View (WS079) 

Proposed use: Residential 

15 ha  

Agricultural/allocated SA12a  

Indicative capacity: 205 dwellings 

Potential LSE 

• Hydrologically connected to Wicken Fen Ramsar (water quality) – potential 

connection through groundwater (within catchment area) 130m from stream 

that flows into Ramsar (9.5 km downstream)  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

 

Land east of Heath Road 

(WS080) 

Proposed use: Residential 

 12.14 ha  

Agricultural and allotments/none 

Indicative capacity: 219 dwellings 

Potential LSE 

• Hydrologically connected to Wicken Fen Ramsar (water quality) – potential 

connection through groundwater (within catchment area) 500m from stream 

that flows into the Ramsar (9.5km downstream)  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Great Barton Site B land south of Mill 

Road (WS088) 

Proposed use: Residential 

5.75 ha 

Agricultural/none  

Indicative capacity: 104 dwellings  

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Site A north of Mill Road 

(WS089) 

Proposed use: Residential 

5.15 ha  

Agricultural/none  

Indicative capacity: 93 dwellings  

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land adjacent to Great 

Barton Free Church, Mill 

Lane (WS091) 

Proposed use: Residential 

0.90 ha  

Agricultural/none  

Indicative capacity: 27 dwellings  

No Likely Significant Effect 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land at School Road 

(WS092) 

Proposed use: Mixed use – housing and 

community facilities 

11.93 ha  

Agricultural/allocated RV18  

Indicative capacity: 40 dwellings (total to 

be determined in development brief) 

No Likely Significant Effect 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land to west of 

Livermere Road 

(WS573) 

Proposed use: Residential 

8.71 ha  

Agricultural/none  

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Indicative capacity: 157 dwellings  

Great and Little 

Whelnetham 

Land to the north and 

west of Erskine Lodge, 

Stanningfield Road, 

Great Whelnetham 

(WS095) 

Proposed use: Residential 

2.02 ha  

Erskine Lodge and curtilage/allocated 

RV20a/Planning Approved 

Indicative capacity: 

• Phase 1 – 23 dwellings 

• Phase 2 – 35 dwellings  

No Likely Significant Effect 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Hopton Land off Bury Road 

(WS110) 

Proposed use: Residential 

 2.72 ha 

Agricultural/allocated RV21/Planning 

Approved 

Indicative capacity: 37 dwellings 

Potential LSE 

• Hydrologically connected to Waveney and Little Ouse Valley Fens (water 

quality) – drain on southern edge of development flows into the Fen (SAC) 

450m to the west of the development. 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Hundon Land between Valley 

Wash and Church Street 

(also known as field 

adjacent to Mizon Close) 

(WS200) 

Proposed use: Residential 

3.65 ha  

Agricultural/none  

Indicative capacity: 66 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land at Mill Road 

(WS115) 

Proposed use: Residential 

 14.11 ha  

Agricultural/none 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 
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Indicative capacity: 254 dwellings  

Land between Church 

Street and Lower Road 

(WS116) 

Proposed use: Mixed use residential 

including an alms-house scheme 

 2.75 ha  

Allotments and vacant land/none 

Indicative capacity: 83 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land at Mill Lane 

(WS117) 

Proposed use: Residential 

 0.53 ha  

Open space/none 

Indicative capacity: 16 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Moulton Land to the east of 

Chippenham Road 

(WS143) 

Proposed use: Residential 

 1.70 ha  

Agricultural/none 

Indicative capacity: 51 dwellings  

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land off Newmarket 

Road (WS144) 

Proposed use: Residential 

 5.44 ha  

Agricultural/none 

Indicative capacity: 98 dwellings  

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Rougham  Land to the west of 

Kingshall Street and land 

south of Orchard Close 

(WS158) 

Proposed use: Residential 

 2.26 ha  

No Likely Significant Effect 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 
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Agricultural/none 

Indicative capacity: 68 dwellings  

West Row Land at Pott Hall Road 

(WS177) 

Proposed use: Residential 

1.50 ha  

Unused/none 

Indicative capacity: 45 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at Williams Way 

(WS178) 

Proposed use: Residential 

 1.76 ha  

Outbuildings/none 

Indicative capacity: 53 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Site B land to the east of 

The Forge (WS210) 

Proposed use: Residential 

 0.37 ha  

Paddock/allocated on part of SA14a 

Indicative capacity: 11 dwellings  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land south of Chapel 

Road (WS180) 

Proposed use: Residential 

 2.60 ha  

Agricultural/none 

Indicative capacity: 78 dwellings  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Access between 45 and 

55 Beeches Road 

(WS181) 

Proposed use: Residential 

 7.35 ha  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 
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Allocated SA14a/Pending Decision 

Indicative capacity: 152 dwellings 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land off Pott Hill Road 

(WS182) 

Proposed use: Residential 

 0.58 ha  

Grassland and outbuildings/none 

Indicative capacity: 17 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at the junction of 

Jarman’s Lane and 

Beeches Road 

Proposed use: Residential 

 0.92 ha  

Agricultural/none 

Indicative capacity: 28 dwellings  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land off Chapel Road 

(WS184) 

Proposed use: Residential 

 0.85 ha  

Agricultural/none 

Indicative capacity: 26 dwellings  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land to north of Ferry 

Lane (WS185)  

Proposed use: Residential 

 3.16 ha  

Open space/none 

Indicative capacity: 95 dwellings  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land to rear of 82/84 

Church Road (WS186) 

Proposed use: Residential 

 0.28 ha  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 
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Garden land/none 

Indicative capacity: 8 dwellings  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land off Parker’s Drove 

(WS187) 

Proposed use: Residential 

 0.43 ha  

Grassland and cultivated land/none 

Indicative capacity: 13 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land of Manor Farm 

Road (WS635) 

Proposed use: Residential 

 0.53 ha  

Agricultural/Planning Approved 

Indicative capacity: 5 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land adjacent to Park 

Garden, Friday Street 

(WS637) 

Proposed use: Residential 

 0.9 ha  

Planning Approved 

Indicative capacity: 7 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Wickhambrook Land south of Bunters 

Road (WS190) 

Proposed use: Residential 

 1.6 ha  

Agricultural/none 

Indicative capacity: 48 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

North and west of 

Boydon End (also known 

Proposed use: Residential 

 9.1 ha  

No Likely Significant Effects 



West Suffolk District Local Plan   
  

West Suffolk District Council 
  

Project number: 60598646 
 

 
Prepared for:  West Suffolk District Council   
 

AECOM 
74 

 

Town/Village Site Name  Site Description Likely Significant Effects 

as north of Nunnery 

Green) (WS191) 

Agricultural/none 

Indicative capacity: 164 dwellings  

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land north of Bunters 

Road (WS192) 

Proposed use: Residential 

 1.3 ha  

Agricultural/none 

Indicative capacity: 39 dwellings  

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land at Nunnery Green 

and Cemetery Hill 

(WS193) 

Proposed use: Residential 

 1.51 ha  

Agricultural/allocated RV25a/Planning 

Approved 

Indicative capacity: 23 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land at Cemetery Hill 

(WS212)  

Proposed use: Residential 

 1.08 ha  

Agricultural/none 

Indicative capacity: 32 dwellings  

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land to the east of 

Gaines Hall (WS195) 

Proposed use: Residential 

 15 ha 

Agricultural and commercial 

buildings/none 

Indicative capacity: 450 dwellings  

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 
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Barton Mills Land at Grange Farm 

Cottages (WS015) 

Proposed use: Residential 

 0.33 ha  

Residential/none 

Indicative capacity: 10 dwellings  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land to the north of 

Grange Lane (WS016) 

Proposed use: Residential 

 0.47 ha  

Agricultural/none 

Indicative capacity: 14 dwellings  

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land to the west of 

Church Lane (WS017) 

Proposed use: Residential 

 2.06 ha  

Agricultural/none 

Indicative capacity: 62 dwellings   

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at rear of 21 

Mildenhall Road 

(WS018) 

Proposed use: Residential 

 0.44 ha  

Grassland/none 

Indicative capacity: 13 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Chedburgh Land adjacent to Queens 

Lane (WS060) 

Proposed use: Residential 

 2.34 ha  

Agricultural land with some associated 

agricultural buildings/none 

Indicative capacity: 70 dwellings 

Potential LSE  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Town/Village Site Name  Site Description Likely Significant Effects 

Oak Tree Farm, land 

north of Bury Road 

(WS061) 

Proposed use: Residential 

 2.73 ha  

Greenfield and buildings (farm-yard – 

grain store and workshop on site)/none 

Indicative capacity: 82 dwellings 

Potential LSE  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land south-west of 

Chevington Road 

(WS062) 

Proposed use: Residential 

 1.41 ha  

Agricultural/none 

Indicative capacity: 42 dwellings  

Potential LSE  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land west of Queens 

Lane (WS063) 

Proposed use: Residential 

 1.28 ha 

Agricultural/none 

Indicative capacity: 38 dwellings  

Potential LSE  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land west of RV17a 

Queens Lane, 

Chedburgh (also known 

as land north of Majors 

Close) 

Proposed use: Residential 

 1.89 ha  

Agricultural/none 

Indicative capacity: 57 dwellings  

Potential LSE  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Queens Lane (WS065) Proposed use: Residential 

 0.62 ha 

Allocated – RV17a 

Indicative capacity: 10 dwellings  

Potential LSE  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Land to the west of 

Elizabeth Drive (WS554) 

Proposed use: Residential 

 2.88 ha  

Agricultural/none 

Indicative capacity: 86 dwellings  

Potential LSE  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land to the north of 

Elizabeth Drive (WS555) 

Proposed use: Residential 

 4.24 ha  

Agricultural/none 

Indicative capacity: 76 dwellings  

Potential LSE  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land to the north of 

Elizabeth Drive (WS556) 

Proposed use: Residential 

16 dwellings  

Agricultural/none 

Indicative capacity: 288 dwellings  

Potential LSE  

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Fornham All Saints Moseleys Farm 

(WSE13) 

Proposed use: Mixed (residential & 

employment) 

3.08 ha  

Agricultural/brownfield 

Indicative Capacity: TBC 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Fornham St Martin Land east of Culford 

Road (WS216) 

Proposed use: Residential  

16.39 ha  

Agricultural/none 

Indicative Capacity: 295 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Town/Village Site Name  Site Description Likely Significant Effects 

Land at The Old Granary 

(also known as land at 

School Lane) (WS081) 

Proposed use: Residential  

6.50 ha 

Paddocks/none 

Indicative Capacity: 117 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land fronting The Street 

(WS082) 

Proposed use: Residential  

0.4 ha  

Grazing land/none 

Indicative Capacity: 12 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land west of Thetford 

Road (WS570) 

Proposed use: Residential  

5.28 ha  

Agricultural/none 

Indicative Capacity: 95 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land south-east of Park 

Farm (WSE02) 

Proposed use: Employment (tech village) 

Planning Approved 

Indicative Capacity: N/A 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land north of B1106, 

Park Farm, Fornham St 

Genevieve (part of 

SS093 Park Farm 

Quarry) (WSE08) 

Proposed use: Leisure 

4.5 ha  

Agricultural 

Indicative Capacity: N/A 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Land north east of Park 

Farm business centre 

(WSE09) 

Proposed use: Leisure (mixed) 

15.4 ha  

Agricultural/none 

Indicative Capacity: N/A 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Park Farm Quarry 

(WSE25) 

Proposed use: Leisure 

87.45 ha 

Restored quarry/allocated RV6 

Indicative Capacity: N/A 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Freckenham  Land east of North Street 

(WS083) 

Proposed use: Residential  

2.21 ha  

Agricultural/Grazing land 

Indicative Capacity: 10 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land adjacent to 

Freckenham House, 

Mildenhall Road 

(WS084) 

Proposed use: Residential  

1.3 ha  

Private garden 

Indicative Capacity: 10 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at Fordham Road 

(WS085) 

Proposed use: Residential  

2.5 ha  

Agricultural 

Indicative Capacity: 10 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Land at Fordham Road 

(WS683) 

Proposed use: Residential  

1.6 ha  

Agricultural 

Indicative Capacity: 10 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Great and Little 

Thurlow 

Goldings Farm, Great 

Thurlow (WS094) 

Proposed use: Residential  

0.25 ha  

Farmyard and parking area/Planning 

Approved.  

Indicative Capacity: 4 dwellings 

No Likely Significant Effect 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Horringer Land north-east of 

Horringer (WS111) 

Proposed use: Residential  

1.91 ha  

Agricultural/none 

Indicative Capacity: 57 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land north-west of 

Horringer (WS112) 

Proposed use: Residential  

5.57 ha  

Agricultural/none 

Indicative Capacity: 100 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land between Glebe 

Close and Chevington 

Road (WS113) 

Proposed use: Residential  

0.99 ha  

None 

Indicative Capacity: 30 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Land off Manor Lane, 

Horringer (WS593) 

Proposed use: Residential  

0.48 ha  

Grazing land/none 

Indicative capacity: 14 dwellings  

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land South east of 

Hornbeam Drive 

Horringer 

Proposed use: Residential  

6.69 ha  

Agricultural/none 

Indicative capacity: 120 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

The Corner of Westley 

Lane & A143, Horringer 

(WS595) 

Proposed use: Residential  

0.79 ha 

Grazing land/none 

Indicative capacity: 24 dwellings 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Ingham Land north of Culford 

Road (WS118) 

Proposed use: Mixed use 

25.83 ha  

Agricultural/none 

Indicative capacity: 465 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land south of Culford 

Road (WS120) 

Proposed use: Residential  

12.17 ha  

Agricultural/none 

Indicative capacity: 219 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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Kentford Kenford Lodge, 

Herringswell Road 

(WS127) 

Proposed use: Residential  

1.8 h a 

Planning Approved 

Indicative capacity: 21 

Potential LSE 

• Within 1.5 km of stone curlew Breckland SPA habitat (urbanisation) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation)Within 

10 km of SPA/SAC that is within 200 m of a main road and is potentially 

vulnerable to air pollution (air pollution) 

Land to rear of The 

Kenford (WS128) 

Proposed use: Residential 

Allocated – SA13(a)/Planning Approved 

Indicative capacity: 30 dwellings 

Potential LSE 

• Within 1.5 km of stone curlew Breckland SPA habitat (urbanisation) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Meddler Stud Bury Road 

(WS201) 

Proposed use: Mixed use including 

residential and racehorse training 

establishment 

6.92 ha 

Allocated – SA13(b)/Planning Approved 

Indicative capacity: 63 dwellings 

Potential LSE 

• Within 1.5 km of stone curlew Breckland SPA habitat or within 1.5km of >5 

breeding attempts (urbanisation) 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Pakenham Land at Pakenham 

Lodge (WS151) 

Propose use: Residential 

0.89 ha  

Agricultural/none 

Indicative capacity: 27 dwellings  

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

The Depot, Fen Road 

(WS152) 

Propose use: Residential 

0.76 ha  

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 
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Agricultural/none 

Indicative capacity: 23 dwellings 

Land at Manor 

Farmhouse, Upper Town 

(WS153) 

Propose use: Residential 

1.17 ha 

Grassland/none 

Indicative capacity: 35 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Stoke by Clare Land at Ashen Lane 

(WS174) 

Propose use: Residential 

23.03 ha  

Parkland, allotments, playing field, 

playground, woodland/none 

Indicative capacity: 415 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Land adjacent Little 

Paddocks 

Propose use: Residential 

1.6 ha  

Agricultural buildings/none 

Indicative capacity: 48 dwellings 

No Likely Significant Effects 

Development is not located within any zone of impact relating to the European sites 

in the District and/or does not provide a linking pathway of impact. 

Troston Land West of the Street 

(also known as Lower 

Farm Piggery) (WS175) 

Propose use: Residential 

4.41 ha  

Agriculture 

Indicative capacity: 5 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land at Livermere Road 

(WS176) 

Propose use: Residential Potential LSE 
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0.32 ha  

Vacant land 

Indicative capacity: 5 dwellings 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Worlington Land north of 

Freckenham Road 

(WS196) 

Propose use: Residential 

4.33 ha  

Agricultural/none 

Indicative capacity: 78 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land north of Manor 

Farm (WS197) 

Propose use: Residential 

0.47 ha 

Agricultural buildings/none 

Indicative capacity: 14 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Land north of The Street 

(up to cricket ground) 

(WS198) 

Propose use: Residential 

0.68 ha  

Grazing land/none 

Indicative capacity: 20 dwellings 

Potential LSE 

• Within 7.5 km of woodlark/nightjar Breckland SPA habitat (recreation) 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 

Other included 

employment sites 

Land at Chedburgh 

Road, Whepstead 

Propose use: Offices 

2.5 ha 

Grazing land 

Indicative capacity: N/A 

Potential LSE 

• Within 10 km of SPA/SAC that is within 200 m of a main road and is 

potentially vulnerable to air pollution (air pollution) 
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