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


are available for development within the next 15 years



that can accommodate five or more dwelling or are greater than 0.2 hectares in
size if being promoted as a residential site.

Please send your form:
By email to: planning.policy@westsuffolk.gov.uk
By post to : Strategic planning, West Suffolk House, Western Way, Bury St Edmunds, IP33 3YU
You must provide an answer to all the questions in the form.
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Part one – site information
Please provide as much detail as possible about your site.
1.

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

2.

Settlement
What settlement is the site in, or nearest to?
Exning

3.

Site address
Please provide the site address.
Marsh Stables, 1 Church Street, Exning, CB8 7EH

4.

Previously submitted site
Has the site already been identified within the Strategic Housing and Economic
Land Availability Assessment 2020 or the West Suffolk Local Plan Issues and
Options document?
YES
☒
NO
☐
(click in the appropriate box) Part of the site
If you answered yes, please enter the site reference number below.
WS661

5.

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

6.

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

7.

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

8.

Brownfield
Is the site brownfield (has it been built on previously)?
YES
☒
NO
☒
(click in the appropriate box)Part of the site is previously developed

9.

Site size
Please provide the site area in hectares.
0.8ha

10. Site description
Please describe the site, providing photos if possible.
Please see accompanying statement for details

Part two – suitability
Site must comply with policies in the development plan documents which can
be found at www.westsuffolk.gov.uk/planningpolicy
11. Constraints
Are there any other constraints to the development of the site?
(For example flood risk, or a loss of historical assets, or community facilities,
and/or habitats and biodiversity constraints?)
Information on constraints can be found at
https://magic.defra.gov.uk/MagicMap.aspx
Please provide as much information as possible.
Please see accompanying statement for details

Part three – availability
Confirmation of the intention to develop the land must be received to enable us
to consider your site.
12. Landowner details
Please provide full contact details of the landowner, including name, address,
telephone number and email address.
Name: Ms Joanne Fenton
Address: Marsh Stables
1 Church Street
Exning
CB8 7EH
Telephone number:
Email address:

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

Telephone number:
Email address:

14. Agent details
If you are an agent please provide full contact details, including your name,
organisation (if applicable), address, telephone number and email address.
Organisation: Turley
Contact name: Ella Murfet
Address: 8 Quy Court,
Colliers Lane
Stow-cum-Quy
Cambridge
CB25 9AU

Telephone number: 07834 176040
Email address: ella.murfet@turley.co.uk

15. Intention to develop
How soon could development begin?
1-5 years

6-10 years

11-15 years

15+ years

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

Part four – achievability
Sites to be considered suitable for allocation need to show good potential to
come forward within a 15 year timeframe.
16. Legal issues
Do any other parties have any legal rights that relate to the site?
YES
☐
NO
☒
(click in the appropriate box)
If you answered ‘yes’ go to legal issues (question 14) below.
If you answered ‘no’ go to proposed use (question 15) below.
17. Legal issues details
Please provide further details on the legal issues affecting the achievability of
developing the site.

18. Proposed use
Please identify proposed future uses.
Select at least one option.
Economic
development

Residential

Mixed use

Other use

X
If
If
If
If

you
you
you
you

selected
selected
selected
selected

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

19. Type of residential use proposed
Please identify what type of residential dwellings is proposed.
Market
housing
X

Affordable
housing
X

Care home

Traveller
site

Self or
custom build

Other types
of housing

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

20. Types of economic development
Please identify what type of ‘economic use’ is proposed
Retail

Leisure

Cultural

Office

Warehousing

Community
building

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

Other

21.

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

22.

Other uses
Please provide detailed information on the type of use proposed.

Consultation Representation
Marsh Stables, Exning
December 2020
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1. Introduction
This representation has been prepared by Turley on behalf of Ms Joanne Fenton. The
representation relates to Marsh Stables, Exning. This representation provides a response
to the documents published as part of the West Suffolk Local Plan Issues and Options
(Regulation 18) Consultation, and sets out the case for the inclusion of the site for
residential development.
Part of the site was submitted to the West Suffolk Call for Sites. The 2020 Strategic
Housing and Employment Land Availability Assessment (SHELAA) currently identifies
part of the site as WS661. The site is categorised as deferred due to concerns around
availability and suitability. This was because ‘availability could not be confirmed on the
site’ and the ‘site is currently used for equine uses, and partly within the conservation
area’.
As part of the Issues and Options consultation, the Council have invited the submission
of sites. Part of the site is not new, but the Call for Sites form and information relating
to the site have been provided due to the larger size of the site now being promoted.
This report sets out information to demonstrate that the land within the ownership of
Ms Joanne Fenton should be considered suitable, available and achievable for residential
development within the Plan period. This statement also provides an assessment of the
site in line with the published consultation documents, demonstrating why the site
forms a logical and sustainable location for development in line with the Issues and
Options identified by the Council. General comments are also provided on the
consultation documentation where appropriate.
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2. Site Description and Context
The site is located to the south of Exning, a village situated to the north west of
Newmarket. The site is in the administrative boundary of the former Forest Heath
District Council area of West Suffolk.
The site is currently used as a horse transit yard. The site covers an area of approximately
0.8ha and includes a dwelling, along with stables (25 boxes) and various outbuildings,
which are situated in a courtyard area adjacent to Church Street/Exning Road. The
remainder of the site is open space, used as paddocks. A single point of vehicular access
is provided to the north east of the site, from Church Street.
The north eastern site boundary lies adjacent to Church Street/Exning Road. The road
has a 30mph speed limit and is lined with pedestrian footways to either side. To the
opposite side of the road are dwellings with stables and paddocks to their rear (Exeter
Stables).
To the south east the site is bordered by a large detached dwelling with associated
paddocks. Lining the rear of this property is a dense planted buffer of trees on the
boundary, which conceal views of the adjacent A14 dual carriageway. Heading further in
this direction are paddocks and ultimately the town of Newmarket.
The south western site boundary is partially met with St Martin’s Close which is a
residential cul-de-sac consisting entirely of bungalows. The remainder of the site is
bordered by a body of water, and paddocks. Beyond this is Frogmore, a road which
provides access to the village allotments.
The north western site boundary is again bordered by St Martin’s Close. This is separated
from St Martin’s Church by Ducks Lane and further in this direction is the main body of
the village.
The area is therefore predominantly characterised by residential uses, with equestrian
uses also present. The immediate residential context of the site is characterised by
varied designs, sizes and ages of detached dwellings that front onto Church
Street/Exning Road, along with the entirely single storey development of bungalows at
St Martin’s Close which are very similar in their appearance. The bungalows here are
visible from the site via breaks in the boundary planting.
The site contains a Grade II listed Dovecote and a small part of the site, adjacent to
Church Street, is within the Exning Conservation Area. The majority of the site is in Flood
Zone 1, with a very small area of Flood Zone 2 and 3 to the south west corner. There are
also a number of trees to the site boundaries.
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3. Proposed Development
The site is being promoted for residential development. On the basis of 30dph the site
could deliver around 24 dwellings, although it is anticipated that the number of dwellings
may be less taking into account heritage considerations.
There are considered to be a number of opportunities for the site, which are as follows:
•

The site is adjacent to settlement boundary, and could therefore provide a
suitable location for small scale residential development;

•

The site is partly previously developed land and is under-utilised land and
buildings. As such it should in line with the NPPF be a priority for housing
developed before considering greenfield sites;

•

Re-use of the Dovecote and the stables adjacent to the site entrance could provide
an attractive and unique development;

•

The conversion of the existing Dovecote and stables adjacent to the site entrance
would provide a sustainable long term use that would secure them in perpetuity.
As such would be a heritage benefit;

•

The site benefits from an existing vehicular access point which has good visibility
in both directions;

•

The site is well contained by existing development, and would therefore be of
limited impact to the wider landscape to the south west;

•

The site will deliver housing on a site that is not subject to any environmental
designations;

•

Existing residential development is located adjacent to the site, meaning that
residential development of the site would be in accordance with the character of
the area;

•

Exning is a sustainable location for small scale new housing development, and the
site benefits from being within walking and cycling distance of Newmarket; and

•

Removal of buildings that offer no contribution to nearby listed buildings and the
conservation area will be of benefit.
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4. Site Assessment
Commentary is provided below on potential constraints on the site. Within this section,
and where relevant, references are made to the Issues and Options consultation
documents.
Equine Use
Marsh Stables is currently used as a horse transit yard. Horses on site are predominantly
race horses, but increasingly non-race horses. Ms Fenton is very concerned about the
enormous impact that Brexit will have on the business, in addition to the impact that
COVID-19 has already had. Whilst the business is relatively active at present, this is a
short terms situation. This flurry is due to owners moving horses in anticipation of Brexit.
Restrictions coming into place will be significant, such as France banning horse boxes
that are more than 5 years old. This will have a substantial bearing on horse transit. This
year has also had a significant impact on the industry, with horse racing and sales
cancelled. Ms Fenton has been taking more and more non-race horses at Marsh Stables
to try to compensate for the lack of business.
The condition of Marsh Stables also means that significant repairs are needed to keep
the buildings in good working order and to provide a yard that is attractive to secure
ongoing and new custom. This is particularly in the face of competition from other often
larger transit businesses which have modern purpose built yards, and who are seeking
to diversify to remain afloat. Necessary works include roof replacements and repairs,
which have not been possible to date. The cost of such works are unviable for the
business, with the income generated from the 25 boxes, of which not all are occupied,
simply not being sufficient to fund the repairs. As the business continues to decline as a
result of COVID-19 and the imminent impact of Brexit the necessary works will inevitably
increase making the situation worse. Should the Council require any further details on
the business then Ms Fenton would be happy to provide this on a confidential basis.
The use of the site as a horse transit yard is also considered unsuitable for its location.
The site is within a predominantly residential context, whereby the regular movement
of horse transit boxes causes noise disturbance for neighbours. The horse transit boxes
travel to and from the site 24 hours a day. This generates noise from vehicles but also
horses, whilst they are being moved in and out of the vehicles. Ms Fenton advises that
she has received neighbour complaints due to this, but the hours of operation and the
movement of vehicles is of course the nature of the business. In a personal capacity, Ms
Fenton is herself suffering from ill health, and is therefore struggling with the pace of the
business with horse transit boxes moving in and out of the site 24 hours a day.
The size and number of vehicles travelling to and from the site is also impractical in this
location. Due to the current site access location, size and lack of turning space, large
horse transit boxes have to either reverse into the site, or reverse out of the site onto
Church Street/Exning Road. This is the main route between Exning and Newmarket, and
is therefore a busy road. Ms Fenton advises that often they have to stop the traffic by
physically standing in the road, so that vehicles can reverse into or out of the site. This
is incredibly dangerous. In addition, vehicles often pull up on the pavement outside the
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property to unload/load horses, which creates an obstruction in the road and on the
pavement. As such the site is not considered to be in a practical location or have suitable
capacity to allow for safe access as a horse transit yard. In its current use the site is a
significant highway safety concern.
It is also the case that the residential context within which the site is located is
incompatible with the equine use. Typical household noises, such as lawnmowers and
other machinery, spook the horses. Furthermore, with gardens backing onto the site,
private fireworks displays held by residents in their gardens severely frighten the horses
on the site.
The SHELAA sets out that a reason for deferring part of the site was due to the site being
‘currently used for equine uses’. In the first instance, this is a blanket description which
makes no distinction between different types of horse related uses. The Council do not
have any adopted policies that impose a blanket restriction on the development of
equine sites and therefore it is considered that the Council should not look to defer
potential sites on the basis solely of existing equine use.
Whilst the site is used for the transit of race horses, it is also used for non-race horses.
In an email from Charlotte Waugh at the Council, dated 22 June 2015, the Officer
confirmed that she had checked the Council mapping system and stated that ‘Marsh
Stables is not classed as a horseracing establishment which would prevent any form of
re-development’ (Appendix 1). The Council have therefore accepted in the past that the
site does not qualify as horse racing industry land, which conflicts with the ‘Exning
settlement constraints map’ included in 4.5 that shows that site shaded as an area of
‘Horse Racing Industry Land’.
In any case, if the Council did consider the site to be horse racing industry land, this can
come forward for development as part of a new Local Plan. Horse racing industry land
can under existing policy, be brought forward for development by allocation, and as such
the site should not be prevented from allocation solely due to its equine status. The site
does not make any significant contribution to the horse racing industry and as such the
development of the site for housing would be of limited impact to the industry. This
particularly in a time when there has unfortunately been a contraction in business in the
sector.
In summary the site is considered to be of limited value as an equine site. It is a small
site that sits amongst existing residential development, being best placed for residential
use. The site offers the opportunity for a small logical development within Exning, and
could provide an enhancement to the area through a well-designed new development
at one of the main routes into the village.
Sustainability
Exning is a sustainable village and contains a number of local services and facilities
including a primary school, shops, pubs, takeaways, a Church, allotments, a hotel and a
small employment park. A good bus service is also provided Monday-Saturday, providing
access to Newmarket, Cambridge and Bury St Edmunds, amongst other nearby villages.
Newmarket is also within walking and cycling distance, where there are a wider range of
services and facilities including supermarkets, schools and medical practices. The site is
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therefore in a location with sustainable travel opportunities, with services and facilities
in walking and cycling distance, as well as there being nearby bus stops.
Part 3 of the Issues and Options document focuses on the settlements, with 4.5 relating
specifically to Exning and its categorisation as a Local Service Centre. Ms Fenton is
supportive of the continued categorisation of Exning as one of the more sustainable
settlements within the Council area. This is consistent with the categorisation under
adopted Core Strategy Policy CS1, which sets out that Exning is a ‘Primary Village’, behind
‘Towns’ and ‘Key Service Centres’. Whilst the name of the status has changed, the
hierarchy appears to be consistent as set out in paragraph 4.5.2. Paragraph 4.5.1 of the
Issues and Options document sets out that Exning is ‘well served by a variety of facilities’
and lists out just some of the services that the village has to offer. Paragraph 4.5.2 adds
that Exning ‘provides basic local services and is able to accommodate small scale housing
growth to meet local needs’. The site submitted as part of this representation is
considered such a site that could provide appropriate small scale growth.
Ms Fenton would like to take the opportunity to highlight that not only would the site
benefit from the services and facilities that Exning has to offer, but would also have very
easy access to those within Newmarket, which is in very close proximity. The site is
located to the south east of the village, which is the closest point to Newmarket. A
footway and cycle route is provided from the site into Newmarket, and nearby bus stops
provide a direct service into the town. 2.5 of the Part 3 document identifies Newmarket
as a town, at the top of the settlement hierarchy, with paragraph 2.5.1 setting out only
some of the services and facilities that the town has to offer. The site is therefore in an
excellent location to benefit from services and facilities within both Exning and
Newmarket.
Paragraphs 4.5.4 - 4.5.8 relate to site options, setting out that ’the level of development
will be influenced by the settlement strategy’. The strategy is clear that development
should be directed to the most sustainable settlements, and with Exning being a Local
Service Centre, it is therefore considered that a proportionate level of growth should be
directed there, which the site could help to deliver.
The NPPF defines sustainable development as having three roles: economic, social and
environmental. Development of the site would achieve sustainable development
through complying with these three roles:
Economic – the proposed development will have a positive impact on local
services and facilities, within both Exning and Newmarket, which will see an
increase in demand by increasing the consumer base, therefore maintaining
those existing and encouraging new ones. There would also be capital
investment in local labour through construction work.
Social – the proposed development will help contribute towards the supply of
housing to meet the needs of Exning and the Council area as a whole.
Furthermore an increase in the population will add to the mix within the local
community.
Environmental – the dwelling and stable yard part of the site can be considered
previously developed land. The development of the site would allow for
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retention of much of the existing vegetation, as this is mostly located to the site
boundaries. Furthermore there will be enhancements to the natural
environment through additional planting and landscaping that will result in
opportunities for gains in biodiversity. Impact on the historic environment is
considered further in the subsequent section of this report, but overall it is
considered that a development could be delivered that respects and enhances
the historic environment.
Consequently the development of the site would constitute sustainable development, in
line with both national and local planning policy.
Heritage
The site contains a Grade II listed Dovecote, is partially within Exning Conservation Area
and there are a small number of listed buildings within the context of the site. The
Dovecote would be retained as part of any development on the site. Furthermore, the
wall along the north western site boundary and adjacent stable range are located within
the Conservation Area, and are likely to be sought for retention, due to their reference
within the Exning Conservation Area Appraisal (2012).
In terms of the Dovecote, the original use is clearly redundant, and has been severed
from its association with the now demolished Manor House. Therefore a new long term
use should be considered a positive public benefit. The buildings architectural interest is
in its physical fabric and form, and any external changes could be limited with the
possibility of internal functional changes. Design development would determine how
this could be successfully incorporated into a scheme, perhaps as an outbuilding
associated within a dwelling.
Historic mapping from 1886 shows the range of stables adjacent to the site access, which
are likely to have also been associated with the now demolished Manor House. These
stables could therefore be retained and converted, and as they are not listed themselves,
external changes to their appearance could be explored.
It is considered that the modern stables, other outbuildings and dwelling within the site
could demolished as part of a new development. Whilst there is some existing ownership
relationship to the Dovecote, they provide no historic contribution.
With regards to other listed buildings in the area, the site is within their setting and as
such there may be potential for indirect impact. However, given the nature of site and
context which is built up with intercepting residential development, the redevelopment
of the site would have no adverse impacts if of a sympathetic design.
New build development on the remainder of the site is not considered to be an issue in
heritage terms. On the whole, the historic setting of the listed Dovecote has already been
compromised by more recent modern residential development, and as such the setting
does not survive unaltered. Providing there is reasonable defensible space around the
Dovecote, development should not detract from its significance.
It is noted that within Part 3 of the Issues and Options documents, the Council identify
the Conservation Area as a potential constraint to development. It is also recognised
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that in the SHELAA one of the reasons for deferral was the location partly in the
Conservation Area. However, the site is largely outside of this designation, and where it
is within it is considered that redevelopment for residential use could be designed
sympathetically to create a high quality and characterful development that will provide
an enhancement. The Council is reminded that paragraph 200 of the NPPF encourages
local planning authorities to ‘look for opportunities for new development within
Conservation Areas’, and as such this should not be a reason for deferral.
Highways and Access
The site benefits from an existing vehicular access onto Church Street/Exning Road. As
part of the development of the site, the existing access would need to either be subject
to improvements or relocated along the boundary. The frontage appears to have good
visibility therefore this is considered to be feasible. A Transport Consultant would be
appointed during the preparation of an application to determine access arrangements.
As the number of units deliverable on the site is anticipated to be relatively small scale,
vehicle movements are considered likely to be within capacity of the existing highway
network. A Transport Consultant would be able to confirm this through survey work, and
this information would support a future planning application to demonstrate that travel
impacts would be acceptable.
It is noted that within Part 3 of the Issues and Options documents, the Council identify
the impact of development on junction 37 of the A14 as a potential constraint to
development in Exning. However, the relatively small scale of development proposed
on the site is not considered to be of significant impact to this.
Sufficient parking for cars and bicycles could be provided on site, and would be taken
into account as part of the design process.
Ecology
Survey work will need to be conducted to determine if the site and its current buildings
are of any significant value for protected species. It is however suggested that any impact
could be satisfactorily mitigated, particularly given that some of the buildings on site
could be retained and converted. A scheme for residential development would
incorporate gardens, landscaping, open space and planting, with development
incorporating measures for biodiversity net gain.
Trees
Trees are concentrated around the site boundaries, with the site being a largely open
area of paddocks. As such impact on trees is anticipated to be very limited, and a scheme
is likely to be possible without any detrimental impact on trees. It is acknowledged that
any trees that are located within the Conservation Area will be afforded more protection
by the Council.
As part of the submission of a future planning application, a tree survey would be carried
out to determine the value of trees and assess the impact of development. It is also
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considered that the development of the site could offer the opportunity for new tree
planting, providing an enhancement to existing green infrastructure on the site.
Noise
The A14 runs to the south east of the site, and although this is well screened, there is
some noise impact from this infrastructure. However, new developments have been
approved by the Council in close proximity to the A14, and mitigation measures could
be incorporated into a future design to minimise impact on future residents both
internally and externally. Any future planning application would be accompanied by
noise survey work and an impact assessment to determine that the impact is acceptable.
Flood Risk and Drainage
According to the Environment Agency maps the vast majority of the site is located within
Flood Zone 1 and is at very low risk from surface water flooding. The development of the
site could be delivered without any built form in the small area of Flood Zone 2 and 3. It
is considered that an appropriate surface water drainage strategy would be prepared
and submitted with any future planning application.
It is noted that within Part 3 of the Issues and Options documents, the Council identify
the areas of Flood Zone 2 and 3 as a potential constraint to development. However, as
set out it is considered that development could be achieved outside of this area and
without any harmful impact.
Contamination
Given the historic use of the site it is considered unlikely that the site would be subject
to any significant levels of contamination that would pose a danger or require mitigation.
A high level desk top Phase 1 Assessment could accompany any future planning
application to confirm this.
Amenity
It is considered that residential development can be delivered without harm to any
neighbour’s amenity. Properties along St Martin’s Close would need to be considered as
part of any future design, particularly as they are single storey properties. The site is
considered to provide sufficient space for the siting of dwellings that would minimise
any impact on the residents of St Martin’s Close, with these properties also benefiting
from large rear gardens. Hethersett House is located to the south east of the site, but
again the dwelling is sited well within its plot, and any new homes on the proposal site
could be a sufficient distance away to minimise any impact. The development of the site
is therefore considered acceptable on amenity grounds, and could be undertaken
without any unacceptable impact on residential amenity.
Landscape and Visual Impact
It is considered that the development of the site would not have any harmful impact on
the landscape. The site is well contained by existing development, and in particular the
A14 cuts the site off completely from the wider landscape. The most publicly visible part
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of the site is likely to be at the site entrance along Church Street/Exning Road where the
site is seen within the context of existing development. Furthermore, the
redevelopment of the site and retention of valuable buildings could provide an
enhancement to views of the site from the road.
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5. West Suffolk Local Plan Issues and Options
(Regulation 18) Consultation
Some further comments are provided in this section in response to the Issues and
Options consultation documents, which should be read in addition to those made in the
previous section of this report.
Part 2 – Local Issues
Part 2 paragraph 9.5 states that horse racing land uses and functions ‘that contribute to
the town and surrounding area's vitality and unique identity are also encouraged and
where appropriate, protected’. This sentence suggests a change in the authority
approach to adopted policy, which is currently very restrictive, setting out that any loss
of horse racing land will only be permitted if a site is allocated. The wording in paragraph
9.5 appears to provide some flexibility setting out clearly that such sites will be protected
where they ‘contribute’ to the area and ‘where appropriate’. Ms Fenton agrees with this
suggestion from the authority to provide a level of flexibility in policy so that genuinely
unviable equine sites, including those related to horse racing, that do not contribute to
the industry are able to have an opportunity for development outside of an allocation,
where appropriate.
Part 3 - Settlements
Within 4.5 of Part 3, which relates to Exning, the Council have included the ‘Exning
settlement map showing SHELAA included sites’. This identified two sites at Exning that
have been included, both of which are greenfield and extend into the countryside. They
are also suggested to deliver over 200 dwellings each. Firstly, Paragraph 4.5.2 states that
Exning ‘is able to accommodate small scale housing growth to meet local needs’. The
suggestion of a potential allocation of two large scale sites would appear to be entirely
at odds with this strategy of allowing small scale housing. The site promoted as part of
this representation would offer a small scale housing site, proportionate to the village.
It is therefore suggested that given the status of the village as a Local Service Centre, the
Council should be considering smaller development sites.
Furthermore, the two sites identified by the Council on the Plan will be longer term
options for growth. Whereas the site promoted as part of this representation will ensure
quick delivery of housing in the first part of the Plan period. As set out in paragraph 68
of the NPPF, ‘small and medium sized sites can make an important contribution to
meeting the housing requirement of an area, and are often built-out relatively quickly’.
The allocation of the promotion site would also ensure that a variety of development is
provided in Exning, rather than just large scale development.
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6. Deliverability
Ms Fenton would like to take this opportunity to reiterate to the Council that the site is
deliverable, being suitable, available and achievable for around 24 dwellings.
Suitability
The site is considered to have the potential for residential development. The proposed
residential site is immediately adjacent to the current settlement boundary, in a
sustainable location with close proximity to a wide range of services and facilities.
Furthermore, where appropriate, the potential refurbishment/demolition of existing
buildings would provide an enhancement to the appearance of the area and a heritage
benefit.
Availability
The land is in single ownership owned by Ms Joanne Fenton. There are no known site
constraints to development and the owner is prepared to make the land available to a
developer(s). Therefore the reference to unknown availability in the SHELAA has been
addressed.
Achievability
The absence of any known site constraints indicate there is a ‘reasonable prospect’ of
the land within the ownership of Joanne Fenton coming forward for development within
the plan period.
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7. Conclusions
The site offers the opportunity to provide in the region of 24 dwellings, based on a
density of 30dph, at Marsh Stables, Exning.
In summary the site is considered to be of limited value as an equine site, and of very
little value to the horse racing industry. The impacts of COVID-19 and Brexit have had
and will have a significant impact on Ms Fenton’s horse transit business. Furthermore,
the site is not considered to be suitable for the existing use, in terms of the amenity and
highways impact of horse transit boxes travelling to and from the site.
The site is partly previously developed land and sits amongst the context of existing
residential development, being best placed for residential use. The site offers the
opportunity for a small logical development within Exning that could be delivered quickly
and that accords with the settlement strategy suggested in the consultation
documentation.
Exning is regarded as a sustainable village with a number of services and facilities to meet
the day to day needs of residents. Exning also benefits from very close proximity to
Newmarket, which is a highly sustainable town located at the top of the settlement
hierarchy. The site would also benefit from access to alternative modes of travel to the
private car, including the ability to access services and facilities by foot, bicycle and public
transport.
The development of the site could provide an enhancement to the area through a welldesigned new development at one of the main routes into the village. Heritage assets
on the site could be retained as part of a scheme resulting in a public benefit by ensuring
a sustainable long term use that would secure them in perpetuity. The combination of
retention and reuse of existing under-utilised land and buildings and new development
could provide a high quality and attractive scheme that would be an asset to the village.
The Council are therefore encouraged to give serious consideration to the opportunity
for the proposed development of the site as an allocation in the emerging Local Plan.
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Appendix 1:

Email from Council Officer
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From: "Charlotte Waugh" <charlotte.waugh@westsuffolk.gov.uk> To:
"SANDY INGLIS" <innovations.bury@tesco.net>
Sent: Monday, 22 June, 2015 3:58:59 PM
Subject: RE: Marsh Stables, Exning
Sandy,
I have asked a colleague to add your email address to our
database, you will then be informed when the site allocations
consultation begins, which should be some time next month. I
suggest that this is the best way to go in terms of future
development at the site. Submitting an application for 5-6
dwellings at present would conflict with policy and would not
be able to be supported.
I have checked our mapping system and can confirm that
Marsh Stables is not classed as a horseracing establishment
which would prevent any form of re-development. The site is
also outside of the Conservation Area.
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