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DELIVERY STATEMENT — LAND AT HONEY HILL, WEST OF BURY ST EDMUNDS

EXECUTIVE SUMMARY
This Delivery Statement (the ‘Statement’) has
been prepared by Turley for Pigeon Investment
Management Ltd on behalf of Alterx Ltd and the
Landowners. Pigeon are promoting Land at Honey
Hill, West of Bury St Edmunds (the ‘Site’) to deliver
an extension to Saxham Business Park; a new
service area with access from Junction 42 of the
A14; and new routes to promote walking, cycling and
horse riding between the Site and Fornham Lane to
enable travel between Bury St Edmunds and the
wider countryside and natural environment.
Bury St Edmunds is the largest town in the Authority
and it fulfils an important role as an employment
and local service centre for a considerably larger
area. The Site is an opportunity to provide an
improved and extended employment site for the
town together with a service area in a strategic
location adjacent to the A14.
The Strategic Housing and Employment Land
Availability Assessment (SHELAA) originally
identified the Site as suitable for a mixed-use
employment site on land between Saxham Business
Park and Junction 42 of the A14. Pigeon fully support
this. Since the Call for Sites consultation Pigeon
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consider the Site’s potential extends to land to the
south of the rail line. This provides the opportunity
to expand Saxham Business Park as a successful
employment hub.
The Concept Plan illustrates how the Site will
be brought forward to deliver a high quality
mixed-use employment scheme in a landscape
setting comprising:
•

E/B2/B8 employment provision;

•

Sui Generis employment provision including
a Petrol Filling Station and service area;

•

Pedestrian, cycle and horse riding route to
link the extended employment area and
natural environment to Westley and Bury
St Edmunds;

•

Highway improvements; and

•

Green infrastructure throughout the
scheme linking into the wider countryside

The Concept Plan illustrates how the Site can provide a
new high quality, landscape-led scheme to provide an
extended mixed-use employment area to the west of
Bury St Edmunds. A sensitively designed landscaping
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scheme, including new tree and hedge planting along
all boundaries will help integrate the development
into the local landscape and provide opportunities for
recreation and wildlife. If required, consideration can
be given to the introduction of a bund alongside the
A14, similar to the approach at Suffolk Business Park.
This Delivery Statement confirms that this Site is
available, achievable and suitable for development.
It has been confirmed that the landowners have
entered into a partnership with Pigeon to progress
this Site through the planning process.
The Statement demonstrates that there are no
significant constraints to development and that in
producing a Concept Plan for the scheme, all of the
necessary policy requirements have either been
accommodated or allowed for in the capacity of
the Site. Therefore, this Statement demonstrates
that the Site is achievable for approximately 38 ha
of mixed-use employment land and that Pigeon
have undertaken their due diligence to ensure
that the scheme that they are promoting to the
Council is both policy compliant and deliverable
as per the definition in the National Planning
Policy Framework.

1.0

INTRODUCTION

This Delivery Statement (the ‘Statement’) has
been prepared by Turley for Pigeon Investment
Management Ltd on behalf of Alterx Ltd and
the Landowners. Pigeon are promoting Land at
Honey Hill, West of Bury St Edmunds (the ‘Site’)
to deliver an extension to Saxham Business Park;
a new service area with access from Junction 42
of the A14; and new routes to promote walking,
cycling and horse riding between the Site and
Fornham Lane to enable travel between Bury St
Edmunds and the wider countryside and natural
environment. This Site provides an opportunity
for an improved and extended employment
site for the town and for a new service area in a
strategic location adjacent to the A14.
Bury St Edmunds is the largest town in the
Authority. It fulfils an important role as an
employment and local service centre for a
considerably larger area. The town is identified
in the adopted Local Plan as one of the main
focuses for large scale growth in the former St
Edmundsbury Borough.
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The Site, given its ideal position between an
existing employment area and the built-up area
of Bury St Edmunds, with easy access to the A14,
is an ideal opportunity to provide a meaningful
and deliverable contribution towards the future
employment needs of the District.
West Suffolk Council are preparing a Local Plan.
This Plan will identify the future housing and
employment needs of the District over a new
plan period following its anticipated adoption in
2024.
This
Statement
describes
the
Site’s
characteristics which demonstrates that it is an
achievable, available and deliverable Site with
no known constraints. It sets out how the Site is
capable of delivering a new high quality mixeduse employment scheme over the course of the
future new Local Plan period.
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In light of this submission it is considered that
the Council should give further consideration to
the case for the allocation of the Site, as outlined
in this Statement so that it may be included
as a development allocation in the future
Local Plan. Pigeon is committed to delivering a
sustainable development and would welcome
the opportunity to work with the Council in
developing a deliverable masterplan framework
for the Site to support a balanced, sustainable
and sound Development Plan.

2.0

PLANNING POLICY CONTEXT

St Edmundsbury Borough Council and Forest
Heath District Council formally joined together
on 1 April 2019 to create West Suffolk Council. At
present, the two authorities each have their own
Development Plan. However, the Authority is
preparing a Local Plan having undertaken a Call
for Sites in December 2018 and the subsequent
publication of the SHELAA in 2020. In accordance
with the National Planning Practice Guidance,
these initial stages form part of the evidence base
to inform the future Local Plan process.
The relevant Local Development Scheme shows
that preparation is underway with key milestones
identified to achieve the objective of submitting
the Local Plan to the Secretary of State for
examination in November 2022.
The National Planning Policy Framework (NPPF)
requires that local planning authorities produce
Local Plans that support economic growth and
productivity, taking into account both local
business needs and wider opportunities for
development. Furthermore, they are encouraged
to set out a clear economic vision and strategy
which positively and proactively encourages
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sustainable economic growth for the District over
the defined Plan period.
Within the adopted Rural Vision 2031, it identifies
that the existing Saxham Business Park is more
accessible and less rural than other existing
rural employment areas within the former St
Edmundsbury District because of its location on
the A14 and in close proximity to Bury St Edmunds.
The SHELAA originally identified the Site as
suitable site to provide a mixed-use employment
site of on land between Saxham Business Park
and Junction 42 of the A14 (Ref: WSE12). Pigeon
consider the Site’s potential extends to land to the
south of the rail line. This provides the opportunity
to expand Saxham Business Park as a successful
employment site and within a landscape-led
scheme. The extent of land available is set out
in Appendix 1. This Statement demonstrates, as
required by the NPPF, that the Site is available,
achievable and suitable for the quantity of
development identified.
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Through this Statement, Pigeon confirm that the
land is immediately available for development
and that there are no significant constraints to
development which would prevent the Site from
coming forward. Furthermore, the Site is owned
by a single Landowner, who has entered into
a partnership with Pigeon to progress the Site
through the planning process, demonstrating
that there are no legal or ownership impediments
to delivery.
The Site’s location with its proximity to the strategic
road network offers the opportunity to take
advantage of its position and provide a sustainable
and deliverable mixed-use employment site. It is a
highly attractive location for a range of employment
uses given the direct links to the Port of Felixstowe
and the M11 and A1 to the west. The provision of
a purpose built pedestrian and cycle route linking
the Site to Westley and Bury St Edmunds will
improve the accessibility of the Site by sustainable
transport modes.

Bury St Edmunds West
As one of the main towns in West Suffolk, Bury
St Edmunds is regarded as a highly sustainable
location suited to providing new economic
opportunities for the District. It acts as a subregional centre serving both the town itself,
surrounding smaller settlements and rural areas.
The town will grow and this site is well placed
to provide forward economic development in
the right location for the district. The location of
the Site and the provision of a new pedestrian
and cycle route means that future employment
opportunities can be accessed by sustainable
means of travel. The land put forward expands
upon this principle and will provide for a range of
employment uses together with a new service
area, consistent with the established pattern of
economic development in this area.
In order to provide a deliverable supply of
employment sites, any future Local Plan should
have a range of available sites with good access
and availability to infrastructure, such as Land
at Honey Hill, which should be allocated for a
mixed use employment site within the future
Local Plan.

WSE24

The Site

WSE24

WS SHELAA Sites
Included_Housing
Deferred_Housing
Included_Economic
Deferred_Economic
West Suffolk

Figure 2: SHELAA Plan Identifying the Site ©West Suffolk
Council
West Suffolk
Council

www.westsuffolk.gov.uk
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3.0

DELIVERY

The Landowners have entered into a partnership
with Pigeon to progress the Site through the planning
process. As such the Site can be considered to
be ‘available’ as defined by the National Planning
Policy Framework.
Pigeon has been selected by the landowners for
their knowledge of Suffolk and their expertise in
bringing together teams of leading designers and
specialist advisors to deliver high quality mixed-use
employment schemes.
Pigeon is a private company operated by six
directors and a team of professionals from the built
environment sector whom each bring considerable
experience of delivering high quality schemes within
the East of England.

schemes such as Fiveways Garage, Barton Mills,
Suffolk, where Pigeon worked with the landowner to
bring forward a Petrol Filling Station and Service Area
on the A11 roundabout.
Pigeon’s
considerable
delivery
experience
demonstrates that it has a proven track record
of planning and delivering sustainable mixed-use
schemes, such as the Site proposed at Honey Hill,
West of Bury St Edmunds.
Given the above it is clear that the Site is available in
line with planning practice guidance in being owned
and controlled by a landowner/developer partnership
formed with the express intention of developing
the site.

As such there are no legal or ownership impediments
to development, the site is ‘available’ and delivery on
Site could begin within the next five years.
In developing the Concept Plan for the Site,
consideration has been given to the current planning
policy requirements and these have either been
accommodated or allowed for in the conceptual
layout of the scheme. There are no abnormal site
conditions and where new infrastructure is proposed,
such as vehicle accesses and the pedestrian and
cycle route, their construction have been taken into
consideration within the financial appraisal.

Pigeon is working with a number of landowners across
Suffolk and the East of England to deliver high quality
schemes ranging from larger sustainable urban
extensions, such as Kingsfleet in Thetford (which will
deliver 5,000 homes, 20 hectares of employment
land, Primary School provision, community facilities
and public open space) through to mixed-use
Thetford Kingsfleet development
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Barton Mills Service Area, Mildenhall

7

4.0

PHYSICAL CONTEXT

The Site, as shown in Appendix 1, is approximately
88 ha in area and comprises a series of agricultural
fields on the southern side of the A14, between
Junctions 41 and 42.
The Site is relatively flat with the highest point at
the western end next to the existing business park.
The northern boundary of the Site is exposed to
the A14, as is the situation with the existing business
park, whilst the remaining boundaries are afforded
some containment from a mixture of hedgerows
and trees at a variety of densities. The Site lies no
more than 1 mile from the western edge of Bury
St Edmunds.
To the north west of the Site is Saxham Business
Park, which has benefitted from recent investment
by CLAAS, who have built their improved head
office on the site. There are a range of other
manufacturing and logistics companies operating
from the Site. The western boundary is defined by
Station Road leading to Little Saxham and Barrow.
To the east of the Site is Junction 42 of the A14 with
access along Fornham Lane to the south towards
Westley and Newmarket Road eastwards into
the centre of Bury St Edmunds. Along part of the
Figure 3: Site Location
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southern boundary is a Public Right of Way from
Station Road to Fornham Lane. Beyond this to the
south are further agricultural fields, rural properties
and woodland. The Ipswich to Cambridge rail line
traverses through the middle of the Site.
On the eastern side of Junction 42 and Fornham
Lane, land has been allocated in the current Local
Plan for a regional Health Campus, new homes and
a relief road to Westley. In effect this will extend
the built edge of Bury St Edmunds westwards and
provides for opportunities to link with this Site
in terms of pedestrian and cycle routes allowing
onward travel to the centre of town.

View of Site to North of Rail Line from Fornham Lane
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The Site benefits from a strategic location off the
A14, which is a major trunk road connecting the East
of England to the Midlands. The western extent of
the Site can be accessed from Junction 41 of the
A14 in the same way that Saxham Business Park
is. The eastern extent sits adjacent to Junction 42
and Fornham Lane, which provides access into the
Site from either side of the rail line.

The Site would deliver a new sustainable mixed-use
employment scheme on the west side of Bury St
Edmunds, which complements and is consistent
with the existing development in the immediate
area. The Site is in close proximity to key transport
links and it will form a logical extension to the
existing Saxham Business Park within a landscapeled setting that will be appropriate for the character
of the surrounding area.

Current Context with Saxham Business Park

View of North East Corner of Site, Adjacent to Junction 42 of A14
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Figure 4: Facilities and Services Plan
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5.0 TECHNICAL CAPACITY
Highways and Access
The Site has a number of access options given
its strategic location. The northern boundary
of the Site fronts onto the A14 and the slip road
to Junction 41. A track runs along the northern
boundary of the Site, adjacent to the slip road.
There is the opportunity to upgrade this track to
provide an access road to the parcel of land to
the east of the existing business park.
To the south of Saxham Business Park and south
of the rail line, access can be taken from Station
Road on the western boundary of the Site. On the
eastern side of the Site, access can be achieved
directly from Junction 42 or from Fornham Lane,
either to the north or south of the rail line.
Each of these locations provide the opportunity
to locate a point of access(s) to adoptable
highway standards.
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For future employment uses, which could
include logistics, the Site has good connections
to the A14 in an east and west direction, capable
of accommodating larger vehicles.
Pedestrian access into the Site could be provided
by a 3 m pedestrian and cycle path to either side
of the principle access(s) into the Site.
The inclusion of a new pedestrian and cycle
route to the north of the rail line will provide the
opportunity for the existing business park to
connect to existing footways and development
to the east of the Site.
Furthermore, opportunities to improve bridleway
access between the western side of Bury St
Edmunds linking to the natural environment may
also be possible.
These routes will provide a pleasant and safe
route that will be of huge benefit to existing and
future employees of the area and also provides
the opportunity for residents in Risby to use the
route as a means of accessing the town via a
purpose built route.
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New non-vehicular routes between Risby, Saxham Business Park,
Bury St Edmunds and the Wider Countryside

Flood Risk and Drainage
The Site is located in Flood Risk Zone 1; the lowest
probability flood zone with a less than 0.1% annual
probability of flooding. The Environment Agency
flood map for planning confirms that the risk
from other sources of flooding are also very low.

Any surface water run-off associated with
the proposed development can be dealt with
through on-site attenuation and sustainable
drainage systems (SuDS). The strategy is likely
to include the provision of attenuation ponds
incorporated within green spaces, utilising the
topography on Site together with SuDS features
such as swales and if required permeable paving
in parking areas.

Utilities and Services
The Site is within close proximity to all of the
requisite services required for a scheme of this
size, which currently serves the nearby residential
and employment uses. A utilities assessment will
be undertaken to assess the potential impacts of
the proposed scheme upon the existing utility
infrastructure within the Site and the surrounding
area, albeit initial investigations suggest capacity
within existing networks to serve the scheme. The
findings of a formal assessment will be included
and will inform a future planning application(s).
The Site will be served by fibre to provide ultrahigh speed broadband which is essential for
businesses in the 21st Century.

Figure 5: Flood Risk Map
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6.0

LANDSCAPE ASSESSMENT

The Site is identified in the Council’s Landscape
Assessment (2015) as being located within the
Plateau Estate Farmlands. The wider area is
described as a flat landscape with large scale
rectilinear field pattern and a network of tree
belts and woods.

Land to the south of the rail line is clearly
influenced by this feature together with the
buildings on the existing business park. However,
the landscape does begin to open out into an
arable field pattern southwards, interspersed
with wooded areas.

The character of the northern part of the Site
is heavily influenced by the A14 to the north,
the Ipswich to Cambridge rail line to the south,
Junction 42 of the A14 to the east and the Saxham
Business Park to the west.

To the south of Little Saxham, approximately
1.2 km from the Site is the northern boundary
of the Horringer Special Landscape Area (SLA).
This is designated within the adopted Local
Plan. The intervening land between the Site and
the SLA contains arable fields and woodland

areas. Given the distance and existing context,
the development of the Site would not have any
impact on the landscape designation.
The Site is relatively flat, rising gently to the
west, where the existing business park sits. The
northern boundary of the Site is exposed to the
A14 but other boundaries have varying levels of
enclosure provided by hedgerows and trees of
varying density.
To minimise potential effects on the wider
landscape, the Concept Plan proposes generous
new areas of landscaping including new tree
and hedge planting along all boundaries which
will help integrate the development into the
local landscape and provide opportunities for
recreation and wildlife.
The Concept Plan has been developed with a
design and landscape-led approach, with the
result that a strong landscape structure will
be integral to the design. A variety of green
infrastructure including landscaping, native
planting and meadow areas will all be provided.

New Hedgerow Planting Such as Beech
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Informal Walks Connecting into Existing Network of Walks and
Bridleways
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7.0

ECOLOGY

The Site is largely in agricultural use and is likely
to be of little inherent ecological value. Habitats
are likely to be focused along the field margins
and within the scattered hedgerows and trees.
These features would be retained as part of any
scheme. Given the nature of the habitats present,
all required mitigation could be incorporated into
the design and sensitive working practices during
construction could be easily implemented.

inclusion in the SHELAA. A Habitat Regulation
Assessment will be undertaken to assess the
potential impacts of the proposed scheme upon
the existing protected areas near to the Site and
the findings of this assessment will be included
and will inform a future planning application(s).

The Site also offers the opportunity to provide
enhancement to its biodiversity interest through
the provision of a more diverse range of habitats
than is currently present e.g. meadowland,
grassland and tree planting as shown on the
Concept Plan. In this regard, the significant new
areas of open space and landscaping will be able
to deliver a net biodiversity gain.

Use of Bug Hotels and Wood Piles for Wildlife Habitats

Native Planting to Attract Wildlife

There are no environmental designations on or
adjacent to the Site. Hyde Wood County Wildlife
Site is approximately 800 m to the north of the
Site. Given the distance and the presence of the
A14, the designation is not considered to constrain
development of the Site.
To the north west of the Site on the opposite side
of the A14 is the Breckland Special Protection
Area. A 1.5 km buffer to protect this area ends to
the west of the existing business park and does
not encroach on any of the Site. The proposed
scheme would not directly impact on this Special
Protection Area and this constraint has been
taken into consideration within the Council’s
consideration of the suitability of the Site for
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8.0

HERITAGE

The Site is not within, or in close proximity to, any
Conservation Area. There are a concentration of listed
buildings in Westley to the east of the Site and along
Station Road to the south of the Site leading into Little
Saxham. The nearest listed building is Warren Lodge, a
Grade II listed property that sits approximately 550 m
to the south of the southern boundary of the Site. To

the south east, on Station Road, Honeyhill Farmhouse
and its associated barns are Grade II listed.
Beyond these properties to the south is Ickworth
House, a registered Park and Gardens which is Grade
II*. The Site is approximately 1.8 km from the northern
boundary of the estate.

Given the distances involved and the context of
the existing site, it is considered that the proposed
scheme would not impact on the setting of
these listed properties or the registered Park and
Garden. The Concept Plan demonstrates that
the setting around these properties will remain
broadly as existing and will not be harmed by the
proposed scheme.
The Site is not identified within an area of high
archaeological importance. Based on the Suffolk
Historic Environment Record an Anglo-Saxon
brooch was found on the Site. An archaeological
assessment will be undertaken to assess the
likely archaeological significance of the Site and
the findings of this assessment will be included
and will inform a future planning application.
However, the nature of any recorded finds are
not considered to preclude development of the
Site. To the south east of Little Saxham, there is
a scheduled monument relating to the former
site of Little Saxham Hall. Given the Site is 1.7 km
from the scheduled monument, it does not pose a
constraint to development.

Figure 6: Historic England Map © Historic England
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9.0

SUSTAINABILITY

Pigeon are committed to creating sustainable
schemes which blend high-quality landscapeled design principles with a useable and
environmentally friendly place for people to live,
work and socialise in.
Pigeon recognise that this Site provides
the opportunity to deliver a high-quality
employment scheme with Petrol Filling Station
and service area, which is designed so that all
of the premises are energy efficient. Pigeon’s
aim is to ensure that their schemes achieve a
reduction in the predicted carbon emissions in
accordance with both local and national policy,
given the importance of this growing issue.
Climate change is one of the greatest challenges
facing the world today. It will cause the UK to
become warmer, winters will become wetter, and
summers will become drier. Mitigating and adapting
to this changing climate is a key issue with over 70%
of local authorities having now declared a climate
emergency. This includes West Suffolk which
declared a climate emergency in September 2019
and have since created a Climate Change Taskforce
whose prime objective is to identify and implement
a strategy to tackle the climate emergency.
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It is recognised that each Site has its own set
of opportunities and constraints. Therefore,
designed into every scheme from the outset are
a range of site specific measures that reduce
and minimise the environmental impact of the
scheme on the locality and the wider area.
As demonstrated by this statement, the Site
is in a highly sustainable location. It provides
the opportunity to deliver employment uses
adjacent to an existing Business Park and the A14,
which is the suitable location for the proposes
uses. The proposed scheme will form a new cycle
and pedestrian route linking the Site and Saxham
Business Park with Westley and Bury St Edmunds.
This will also benefit residents of Risby. These
measures seek to reduce everyday trips by car to
places of work or local services and facilities.

•

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

•

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

•

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

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

•

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

•

Advocating LED technology as standard
across buildings.
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Pigeon is proud to put biodiversity at the heart
of its schemes. As well as creating attractive
ecologically friendly environments for local
residents and users to enjoy, each scheme
strives to achieve a net gain in biodiversity. An
ecologist is appointed at the very outset of our
projects to identify opportunities for optimising
the ecological benefit of our schemes and the
green infrastructure. This will help to enhance
the local environment and build resilience to the
effects of climate change.
Early in the design process, schemes are
developed to preserve and enhance vegetation
on-site. Existing trees and hedgerows are
retained and incorporated into site layouts. The
provision of new open space on this Site will
also assist with this and will provide new habitat
creation throughout the scheme. New planting
will be carefully chosen in order to maximise
opportunities for biodiversity enhancements
and achieve a biodiversity net gain.

The inclusion of sustainable drainage systems
(SuDS) using the infiltration hierarchy offers a
highly sustainable solution to managing surface
water which does not put pressure on existing
services or increase the risk of flooding off-site.
These features also offer habitats for wildlife.
In developing the Concept Plan for the Site,
consideration has been given to ways that the
scheme can ensure that it can be sustainably
designed and constructed in accordance
with current local and national planning policy
requirements.

Opportunities for new planting
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10.0 CONCEPT
The Concept Plan that accompanies this
Statement is based upon an assessment of
the Site’s opportunities and constraints and
illustrates how the Site can provide for a high
quality mixed-use employment scheme on land
to the west of Bury St Edmunds.
The Concept Plan makes provision for:
•

E/B2/B8 employment provision;

•

Sui Generis employment provision
including a Petrol Filling Station and
service area;

•

Pedestrian, cycle and horse riding route
to link the extended employment area
and natural environment to Westley and
Bury St Edmunds;

•

Highway improvements; and

•

Green infrastructure throughout the
scheme linking into the wider countryside.
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Employment

Infrastructure

The Concept Plan includes provision for an
extension to the existing Saxham Business Park to
the south and east for E, B2 and B8 uses. These
would complement the existing uses on this
successful business park.

The Concept Plan identifies that the scheme
presents the opportunity to construct a pedestrian
and cycle route from Saxham Business Park to the
western edge of Bury St Edmunds. The provision
of such a route will open this employment area
to sustainable modes of transport and enables
employees to travel from the town and nearby
villages to reach their places of work.

To the east of the Site, the Concept Plan makes
provision for a new service area and Petrol Filling
Station, which can be accessed from Junction
42. There is an absence of petrol filling services
westbound on the A14 in this location with the next
services to the west of Newmarket, approximately
15 miles away from this Site.

In order to facilitate the proposed scheme, the
Concept Plan identifies highway improvements
that could be achieved within the locality of
the Site subject to agreement from Highways
England and the Local Highway Authority.

The Concept Plan also provides for additional land
to the west of the service area which can be used
for further employment uses.

These infrastructure improvements will benefit all
users of Junction 42 and the new pedestrian and
cycle route will benefits the communities of Bury St
Edmunds, Westley and further afield such as Risby.

New Employment Spaces in a Landscape Setting

Modern Buildings for Mixed-Use Employment
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Green Infrastructure
The Concept Plan is landscape-led. The proposals
have a design emphasis on accommodating the
scheme in a manner which would not cause harm
to the wider countryside.
Existing landscape features will be incorporated
into the design with existing boundary features
retained and significant amounts of new
landscaping introduced, particularly along the
southern, eastern and western boundaries.
Whilst the proposal will result in changes to the
existing visual composition for public receptors,

particularly from the A14, the design and type
of development is not uncharacteristic and
complements recent schemes to the west of the
Site. New planting across the edges and through
the Site will also assist in softening the appearance
of the scheme and integrate it into its surroundings.
Through the use of good design principles,
appropriate mitigation can be incorporated into
the final design in the form of a development
that is off-set from the boundaries and green
infrastructure used to create green corridors
through and around the Site boundaries. Areas of
green space and SuDS features will be integrated
into the overall layout of the Site providing useable

Landscaped Areas for Recreational Time
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spaces for both existing and future employees and
nearby residents.
The landscape strategy outlined above will
ensure that the proposals complement the
character of the Site and its wider setting, and
do not appear incongruous when viewed from
the wider landscape context.

Landscaped Internal Areas for Future Employees
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Figure 7: Concept Plan
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11.0

CONCLUSION

This Delivery Statement demonstrates that the
Site is both sustainable and capable of delivering
a high quality landscape-led scheme comprising
approximately 38 ha of land for a range of
employment uses on Land at Honey Hill to the
West of Bury St Edmunds.
Bury St Edmunds is the largest towns in the
Authority. It fulfils an important role as an
employment and local service centre for a
considerably larger area. The town is identified
in the adopted Local Plan as one of the main
focuses for large scale growth in the former St
Edmundsbury Borough.

West Suffolk Council are embarking on the
preparation of a new Local Plan. This will include
identifying future Sites for housing and jobs to
meet the needs of the District over the next Plan
period. Land at Honey Hill to the West of Bury
St Edmunds has been identified in the original
as a suitable site for economic uses. Pigeon fully
support this original identification.
The Site’s position in close proximity to the
strategic road network offers the opportunity
to take advantage of its location and provide
a sustainable and deliverable mixed-use
employment site. It is a highly attractive location

New Buildings will be Integrated into the Local Landscape
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for a range of employment uses given the
direct links to the Port of Felixstowe and the
M11 and A1 to the west, with onward access to
the Cambridge-Milton Keynes-Oxford Arc. The
provision of a purpose built pedestrian and
cycle route linking the Site to Westley and Bury
St Edmunds will improve the accessibility of the
Site by sustainable transport modes.

Through this Statement, Pigeon confirm that the
land is immediately available for development
and that there are no significant constraints to
development which would prevent the Site from
coming forward. Furthermore, the Site is owned
by a single Landowner, who has entered into
a partnership with Pigeon to progress the Site
through the planning process, demonstrating
that there are no legal or ownership impediments
to delivery.

The Concept Plan illustrates how with a high
quality, landscape-led scheme the Site can
provide an extended mixed-use employment
area to the west of Bury St Edmunds. A sensitively
designed landscaping scheme, including new
tree and hedge planting along all boundaries with
a potential bund alongside the A14 - similar to
that at Suffolk Business Park will help integrate
the development into the local landscape and
provide opportunities for recreation and wildlife.

Opportunities for biodiversity net gain
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In conclusion, Land at Honey Hill, West of Bury St
Edmunds can deliver a high-quality, landscapeled scheme, for the District at an early stage in
the new Plan period. The proposed scheme
will provide employment land adjacent to a
successful and thriving employment area, is in
close proximity to Bury St Edmunds and ideally
positioned on the strategic highway network.
Furthermore, delivery of this Site provides an
opportunity to create a pedestrian and cycle
route linking the existing business park with the
town and adjacent villages. The Site is available,
achievable and deliverable at an early stage
and so should be considered for a mixed-use
employment allocation of approximately 38 ha
in the emerging Local Plan.

APPENDIX 1

CONCEPT PLAN
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APPENDIX 2

LANDOWNERSHIP PLAN
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