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


are available for development within the next 15 years



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

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

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

2.

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

3.

Site address
Please provide the site address.
Land to the rear of 2 York Villas, North End, Exning

4.

Previously submitted site
Has the site already been identified within the Strategic Housing and Economic
Land Availability Assessment 2020 or the West Suffolk Local Plan Issues and
Options document?
YES
☒
NO
☐
(click in the appropriate box)
If you answered yes, please enter the site reference number below.
WS663

5.

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

6.

Planning history
Does the site have any relevant planning history?
If you answered yes, please provide the planning application reference number(s).
No relevant planning history

7.

Current land use
What is the current use(s) of the land?
Extended garden area to the rear of 2 North York Villas containing a range of
outbuildings to the rear of the immediate curtilage. Therefore, there is a degree
of previous development and the site is partly within the Settlement Boundary
although the majority is previously undeveloped.

8.

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

9.

Site size
Please provide the site area in hectares.
The site area comprises a total of 0.954ha. The broadly rectangular developable
site is 0.90ha, and together with the two points of access onto North End Road,
this totals 0.954ha.
Please note that the site being put forward (as shown on drawing
12.22.WS0001.SiteLocation.RedLinePlan.V2.Final) is updated from the original
call for sites submission, reflecting the establishment of 2 points of access. This is
considered further in the response to question 11 (‘constraints’).

10. Site description

Please describe the site, providing photos if possible.
The site is broadly rectangular, with 2 points of access in the north-western and
south-western corners to North End Road to the west. The site measures
0.954ha and comprises extended garden area and land within the same
ownership as 2 York Villas. The western boundary of the site comprises the rear
gardens of the properties fronting North End Road as follows:-

1&2 York Villas – a pair of semi-detached properties;
1-7 York Cottages & Northbrook – a terrace of properties; and
1-2 Rose Cottages – a pair of semi-detached properties.

The southern boundary of the site is formed by flatted development accessed off
New Road. Beyond the eastern rear boundary are the larger detached properties
The Mill Barn and The Mill House. To the north is open space to the rear of Rose
Hall.
The site is very well enclosed and discrete with site boundaries formed by mature
trees and hedging, which would largely screen any visual impact.
A row of trees does run partly west-east through the centre of the site creating 2
linked north and south development parcels. However these are not a constraint
to development and could be readily incorporated into the site layout providing a
high quality and attractive residential environment with a green biodiversity
corridor. It is acknowledged that from aerial photography such as Google Earth,
there would appear to be a level of tree cover that could restrict development in
part on the southern parcel but as detailed further in the response to question
11, these are smaller scrubbier species and other vegetation of limited value that
would not prevent development on the majority of the 0.9ha site. A series of site
photographs (12.21.WS0001.Photosheet) have been provided with this
submission to demonstrate this further.
Access to the site is from the driveway to the north of 2 York Villas with a
secondary access to the south of 1 Rose Cottages. The second access was not
included within the original submission and therefore the Site Location Plan
(drawing 12.22.WS0001.SiteLocation.RedLinePlan.V2.Final) has been updated to
reflect the legal right to serve the site from both accesses.
As shown on drawing 12.22.WS0001.SiteLocation.RedLinePlan.V2.Final the site is
a discrete parcel with development immediately adjoining on 3 sides and with
residential properties extending further to the north along North End Road.
Therefore the provision of new homes on this site would have a very limited
impact on its surrounds, and would be located in a highly sustainable location.
The site adjoins the Settlement Boundary to the south and west and indeed the
site accesses and particularly the extended garden for 2 York Villas, which
currently encroaches into the site in the north west corner, are within the
Settlement Boundary. This part of the site contains a number of sheds and
storage buildings.
Of the 0.9ha forming the main rectangular part of the site, 0.14ha are currently
within the Settlement Boundary, making this a natural and logical extension.
Finally the site is in a highly sustainable location with the main shops and
services centered on Oxford Street, a short 5 minute walk from the site. These
facilities include the following:- Shop and Post Office;
- Primary School;

-

Hairdressers;
Public House;
Fish and Chip shop; and
Bus stops providing an hourly service between Cambridge and Newmarket.

The site is highly sustainable and provides a very real opportunity for journeys to
be made by alternatives to the private car. Whilst we have no objection to the
proposed allocations WS079 & WS080, which propose a greater scale of
development, it should be noted that this site comprises a far more sustainable
location and its allocation would be complimentary, assisting West Suffolk Council
with its allocation of small and medium sites in accordance with paragraph 68 of
the National Planning Policy Framework (NPPF).

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.
There are no constraints to the development of the site that have been identified.
The site is outside the Conservation Area albeit the 2 accesses pass through it but
the discrete nature of the site means it will have no wider impact and there are
no other heritage assets in proximity that would be affected.
The site lies in Flood Zone 1 and no other ecological/environmental designations
have been identified from MAGIC and a subsequent site visit.
The 2020 SHELAA document identifies that the site has been deferred for
residential allocation. Appendix D summarises the site as “Deferred – Suitability:
Environmental Constraints.”
As set out above there are no environmental constraints that would preclude
allocation and the delivery of new homes on this site. Therefore I took part in a
web-chat with Planning Officers on 25 November to discuss further, a summary
of which was emailed to me and is included with this submission.
The environmental constraint identified was that the site was covered by a Tree
Preservation Order (TPO). However Planning Policy Officers confirmed this was
based on inaccurate information as no such TPO exists on the site. Therefore this
has been removed as a constraint and will be updated in the next version of the
SHELAA.

Notwithstanding that the site has been previously deferred based on inaccurate
information, it is also important to make the point that even if the trees on site
were covered by a Tree Preservation Order, this would not preclude allocation
and development of the site. The presence of mature trees on site is
acknowledged and indeed we see the benefits of incorporating these into a high
quality development. However these trees are restricted to the site margins and a
corridor running partly through the middle of the site, leaving significant areas of
the site suitable for development. As set out previously, particularly in the
southern half of the site, there are a number of scrubby species and vegetation of
very limited value that could be removed for development. This is evidenced by
the submitted photographs.
The response from Planning Policy Officers sets out that the SHELAA will be
updated in its next iteration to correct the error on environmental constraints.
However the response sets out that, “However this would not alter its deferred
status as the access issues still remain.”
It is important to clarify that until receipt of the email on 25 November 2020,
access to the site had not been previously raised as a constraint to development.
Appendix D of the 2020 SHELAA only referenced the following: “Deferred –
Suitability: Environmental Constraints.”
There has been no confirmation as to what the ‘access issues’ are that would see
the site deferred. It is recognised that the site as previously submitted to the
SHELAA contained a single access to the north of 2 Villa Cottages, the width of
which does not allow 2 vehicles to pass. However this submission did not reflect
that there are 2 points of access to the site, with a similar, single width access to
the south of 1 Rose Cottages.
Accordingly the site location plan has been updated in this submission, now
including the secondary access. This would allow for a simple one-way, in-out
access to be provided for occupants of the new homes.
Other viable options have also been considered for access to the site via 2 York
Villas, for example some form of signalised and gated access and there are
various examples of successful provision elsewhere. However it is considered that
the above would be the most straightforward and cost-effect solution.
In summary, therefore, there are no constraints to development of the site,
which is in a highly sustainable location and self-contained with no wider impacts.
We, therefore, respectfully suggest it should be allocated for residential
development.

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: Mr and Mrs Bullen
Address: 2 York Villas, Northend Road, Exning, CB8 7JZ

Telephone number: c/o agent
Email address: c/o agent

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: n/a
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: Sequence (UK) Ltd
Contact name: Graham Bloomfield MRTPI
Address: William H Brown, 3 Market Square, Dereham, Norwich, NR19 2AW

Telephone number:0787 6816318
Email address: graham.bloomfield@williamhbrown.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.
Sequence has been instructed by the landowners of site WS663 to promote it
through the emerging West Suffolk Local Plan.
With the site currently being deferred for residential allocation, it is not in our
client’s interests to market the site to a housebuilder/developer at the current
time, until at least an allocation is secured. Hence our response to question 13,
that there is not a developer at this point in time.
However, this gives a flexibility to quick delivery of the site and with an extensive
Land and New Homes team, we can confirm there is significant interest in this
site and location from informal discussions that we have had. Therefore,
Sequence are confident that the site can be developed in the 1-5 year timescale
set out above.
As set out previously in response to Question 10, this site is of a scale that would
complement the proposed allocations WS079 & WS080 with a developable area
of 0.9ha, within a highly sustainable location in the heart of Exning close to
shops, schools and other local facilities and with excellent access to Newmarket
and Cambridge.
In particular it would see the allocation of a small-medium site, helping West
Suffolk Council meet the requirements of paragraph 78, part a) of the NPPF “to
accommodate at least 10% of their housing requirements on sites no large than
one hectare”. As set out in paragraph 68, “‘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.”
There are no constraints to development of this site and therefore it could come
forward quickly from allocation to help meet West Suffolk Council’s housing
requirements.

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.
No legal issues we are aware of.

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

Care home

Traveller
site

Self or
custom build

Other types
of housing

x

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

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

Leisure

Cultural

Office

Warehousing

Community
building

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

Other

21.

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

22.

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

Site Photographs
Land to the rear of 2 York Villas
December 2020 (taken 23 Oct. 2020)

Photograph 1: Main site entrance looking west on to North End Road

Photograph 2: Outbuildings to immediate rear of 2 York Villas (looking south-west)
7

Site Photographs
Land to the rear of 2 York Villas
December 2020 (taken 23 Oct. 2020)

Photograph 3: Outbuildings along northern boundary of site (looking north-west towards 2 York Villas)

Photograph 4: Northern field showing developable area with trees to the site boundaries (looking east)
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Site Photographs
Land to the rear of 2 York Villas
December 2020 (taken 23 Oct. 2020)

Photograph 5: Outbuildings in northern field
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Site Photographs
Land to the rear of 2 York Villas
December 2020 (taken 23 Oct. 2020)

Photograph 6: View looking west to immediate rear of 2 York Villas
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Site Photographs
Land to the rear of 2 York Villas
December 2020 (taken 23 Oct. 2020)

Photograph 7: Southern field showing smaller trees and scrub species which could be easily removed

Photograph 8: Southern site and smaller scrub species showing the site is readily developable
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Site Photographs
Land to the rear of 2 York Villas
December 2020 (taken 23 Oct. 2020)

Photograph 9: Smaller scrub species in southern field with line of larger trees at boundary of northern
and southern field (view looking east)

Photograph 10: Southern field showing small scrubby species and developable area with properties on
New Road to the south west in the background
7

Site Photographs
Land to the rear of 2 York Villas
December 2020 (taken 23 Oct. 2020)

Photograph 11: Smaller scrubby species within southern field
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From:
To:
Subject:
Date:

12253707+O1YM7@tickets-fra.livechatinc.com
Graham Bloomfield
Re: Ticket #O1YM7: WS663
25 November 2020 11:42:48

CAUTION: This email originated outside your organisation. Do not click links or open attachments unless
you recognise the sender and are expecting the attachment or link.

New message

WS663
Officer 3

Wed, 11/25/20 11:32 am

Following further investigation it does not appear there is a TPO on the site. We have
made a note of this and it will be corrected in the next iteration of the SHELAA to be
published next year. However this would not alter its deferred status as the access issues
still remain.
Given the site is deferred in the SHELAA and therefore not included in the Issues and
Options Local Plan, we would suggest if you wish to submit evidence showing how
access can be achieved, it could be submitted as a ‘Call for Sites’ in Part Three:
Settlements of the local plan. You can find the link to the online submission form in the
introduction at paragraph 1.13.
I trust you will find this response helpful.
Graham Bloomfield

Wed, 11/25/20 10:36 am

Chat transcript:
---------Name: Graham Bloomfield
E-mail: graham.bloomfield@williamhbrown.co.uk
I have read and agree with Privacy Policy from West Suffolk Council. Yes
---------Officer 3 (Wed, 11/25/2020, 10:14:32 am Europe/London)
Hello Graham Bloomfield. Welcome to the West Suffolk Local plan virtual exhibition. I’m a
planning officer in the planning policy team. How can I help you?
Graham Bloomfield (Wed, 11/25/2020, 10:16:59 am)
Hi - i have recently been instructed to represent site WS663 (SHELAA Reference) at
North End Road, Exning. The SHELAA references the site as unsuitable due to
'environmental issues' but no further information is given. Are you able to advise further
on what the environmental issues are as from reviewing DEFRA's MAGIC website and
undertaking a site visit, there are no environmental issues that my clients or myself are

aware of?
Officer 3 (Wed, 11/25/2020, 10:17:32 am)
Hello Just bear with me whilst I contact my colleague who is responsible for the SHELAA
Graham Bloomfield (Wed, 11/25/2020, 10:17:44 am)
Thank you
Officer 3 (Wed, 11/25/2020, 10:18:53 am)
Would you like me to email you back or are you happy to wait in the chat room?
Graham Bloomfield (Wed, 11/25/2020, 10:19:47 am)
Happy to wait if that is ok as i can work on other things with this in the background - also i
may have follow up questions dependent on the response. Thanks
Officer 3 (Wed, 11/25/2020, 10:20:01 am)
Yes of course that's fine.
Officer 3 (Wed, 11/25/2020, 10:24:13 am)
Hello there is a tree preservation order covering the site. There is also no suitable access
to the site.
Graham Bloomfield (Wed, 11/25/2020, 10:28:03 am)
Are you able to provide the TPO reference - this did come up in discussions with my client
but they were unaware of any TPO. We are conscious of trees and thought this may be
the environmental issue but the site is far more open than it appears from aerial
photography with trees on the larger northern field restricted to the boundaries and also
predominantly the southern field, which looks greener but they are smaller species such
as apple trees in the middle of the site.
Graham Bloomfield (Wed, 11/25/2020, 10:28:57 am)
We will of course address this in our representations but it would be good to know the
reference if you have it, and we can consider further.
Graham Bloomfield (Wed, 11/25/2020, 10:29:23 am)
Access acknowledged and we are looking at options there - again to be covered in our
reps
Officer 3 (Wed, 11/25/2020, 10:29:41 am)
Please bear with me again while I look into this for you
Graham Bloomfield (Wed, 11/25/2020, 10:29:46 am)
no problem
Officer 3 (Wed, 11/25/2020, 10:33:41 am)

Would it be ok if I emailed you back with these details as I do not have access to the
details working from home and need to contact a different colleague who is unavailable at
the moment.
Graham Bloomfield (Wed, 11/25/2020, 10:34:07 am)
That would be great thank you
Graham Bloomfield (Wed, 11/25/2020, 10:34:55 am)
Do you know likely timescales? Also are you able to provide your contact details so I can
follow up?
Officer 3 (Wed, 11/25/2020, 10:35:09 am)
Thank you. I will raise a ticket to follow up. I will try and have an answer for you this
morning. You can email planning.policy@westsuffolk.gov.uk to contact us. Hope this is
ok.
Graham Bloomfield (Wed, 11/25/2020, 10:36:03 am)
Very helpful thanks - that's everything for now
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