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Figure 1: Aerial Photo of Risby

EXECUTIVE SUMMARY
This Delivery Statement (the ‘Statement’)
has been prepared by Turley for Pigeon
Investment Management Ltd on behalf of Pigeon
Capital Management 3 Ltd (‘Pigeon’) and ‘the
Landowners’, who are promoting Land South
of School Road, Risby (SHELAA Ref: WS459 &
WS617) (the ‘Site’) to deliver around 60 new
homes including affordable homes together with
areas of Public Open Space, which will provide a
high-quality design and landscape-led scheme
for the village.
Risby is a sustainable settlement with a good
varietyof local facilities and services that cater for
the day-to-day needs of local residents. However,
it is in close proximity to Bury St Edmunds Town
Centre, with its extensive range of retail, leisure
and employment opportunities and is located
close to the strategic road network, thereby
reducing the need to travel in comparison with
other settlements in the hierarchy. In addition,
the provision of new residential development
within Risby will support the viability of the existing
services such as a primary school, public house
and nursery.
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The Concept Plan illustrates how the Site can
provide a new high-quality, design and landscapeled scheme to the south of Risby, whilst ‘infilling’
adjacent to the settlement boundary:
•

Public Open Space possibly including
allotments and strategic landscaping
which will contribute to enhanced green
infrastructure and biodiversity;

•

Around 60 new homes (including affordable
homes);

•

Provision of new footpath links; and

•

Green infrastructure throughout the
scheme linking into the wider countryside,
including the provision of new off-site
walking routes.

This Delivery Statement confirms that this Site
is available, achievable and suitable for the
development proposed within the Strategic Housing
and Employment Land Availability Assessment
(SHELAA). It is confirmed that the landowners have
entered into a partnership with Pigeon to progress
this Site through the planning process and that as
set out in Section 3 of this Statement, can deliver

3

homes earlier than identified in the Council’s
assessment.
The comprehensive set of technical studies that
have been undertaken to date demonstrate 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.
The Council has currently deferred the Site
in the SHELAA due to the potential impact
on the SPA. However, a Shadow Habitats
Regulation Assessment has been undertaken
and submitted to Natural England, who have
reviewed the Assessment and its proposals and
have concluded that the development would
not harm the SPA. In reaching this conclusion it
has been made clear that it is as a result of the
specific circumstances of the Site, located on
the eastern side of the village, with ‘disturbance’
to all four sides (with built form on three side and
the A14 to the fourth), that makes it acceptable in
comparison with other sites being promoted.

Therefore, this Statement demonstrates that the
Site is achievable for approximately 60 homes and
that Pigeon have undertaken their due diligence to
ensure that the scheme that they are promoting
to the Council is deliverable as per the definition in
the National Planning Policy Framework.
In conclusion, Land south of School Road, Risby
will be a high-quality, design and landscapeled scheme, providing much needed housing
which reflects local needs, in a location which
can accommodate greater levels of growth than
comparable settlements in the hierarchy. The
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proposed scheme will provide much needed
new homes in close proximity to the village
centre, together with open space in an area which
provides a natural extension to Risby, consistent
with the established pattern of the village and
recent development off Fishers Drive. The Site is
available, achievable and deliverable and should
be considered for a housing allocation in the
future Local Plan.
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1.0

INTRODUCTION

This Delivery Statement (the ‘Statement’)
has been prepared by Turley for Pigeon
Investment Management Ltd on behalf of Pigeon
Capital Management 3 Ltd (‘Pigeon’) and ‘the
Landowners’, who are promoting Land south of
School Road, Risby (the ‘Site’) to deliver around
60 new homes including affordable homes
together with areas of Public Open Space, which
will provide a high-quality design and landscapeled scheme for the village.
Risby is a sustainable settlement with a good
variety of local facilities and services that cater
for the day-to-day needs of local residents.
However, it is in within 2.7km of Bury St Edmunds
Town Centre, the largest town in West Suffolk,
with its extensive range of retail, leisure and
employment opportunities, and is located close
to the strategic road network, thereby reducing
the need to travel in comparison with other
settlements in the hierarchy. In addition, the
provision of new residential development within
Risby will support the viability of the existing
services which include a primary school, a public
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house, a village hall and a nursery. All of these
factors make Risby able to accommodate greater
levels of growth than comparable settlements in
the hierarchy.
The Site, is adjacent to the existing built-up
area of Risby on three sides and offers an
opportunity to provide a valuable and deliverable
contribution towards the housing needs of the
village, in a location that is in-keeping with the
existing settlement pattern. Furthermore, it has
the benefit of being close to existing services and
facilities and local employment opportunities.
West Suffolk Council are in the early stages of
preparing a Local Plan. This Plan will identify the
future housing and employment needs of the
District over a defined period. It will be informed
by the Strategic Housing and Employment Land
Availability Assessment (SHELAA), which will
be used to identify a supply of housing and
employment land which are ‘deliverable’ during
the Plan period.
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This Delivery Statement demonstrates that all
relevant technical matters can be fully addressed
and that there are no constraints to delivery of the
Site using its “infill” location to its advantage. This
Statement is accompanied by a Concept Plan to
demonstrate how the Site will be brought forward
to deliver a high-quality, design and landscapeled scheme comprising:
•

Public Open Space including allotments
and
strategic
landscaping
which
will contribute to enhanced green
infrastructure and bring biodiversity gains;

•

Provision of new cycle way and footpath
links;

•

Around 60 new homes
affordable homes); and

•

Green infrastructure throughout the
scheme linking into the wider countryside,
including the provision of new off-site
walking routes.

(including

The Council has currently proposed the Site to be
deferred in the SHELAA due to what is regarded
as a policy constraint which affects the suitability
of the Site. An Ecological Assessment along with
a Shadow Habitats Regulation Assessment have
been undertaken and demonstrate that the
potential disturbance from visual intrusion and
general built development in this location will
not impact on the site integrity of the Breckland
Special Protection Area. With any recreational
impact being able to be appropriately mitigated
along with the opportunity to provide a
biodiversity gain.

Pigeon is committed to delivering a sustainable
development and would welcome the
opportunity to work with the Council in
developing a masterplan framework for the Site
to support a balanced, sustainable and sound
Development Plan.

In light of this submission, it is considered that
the Council should give further consideration
to the suitability of the Site as a development
allocation in the future Local Plan. As required
by the National Planning Policy Framework (the
‘Framework’) this Statement demonstrates that
the Site is available, achievable and suitable for
the quantity of development identified.
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2.0

PLANNING POLICY CONTEXT

St Edmundsbury Borough Council and Forest
Heath District Council formally joined together
on 1 April 2019 to form West Suffolk Council. At
present, the two authorities each have their own
Development Plan. However, the authority is at
an early stage of preparing a Local Plan having
undertaken a Call for Sites in December 2018 and
the subsequent publication and consultation of
the Strategic Housing and Employment Availability
Assessment (SHELAA). In accordance with the
National Planning Practice Guidance, these initial
stages identify the start of an evidence base to
inform the future Local Plan process.
According to the authorities Local Development
Scheme, document preparation is underway with
key milestones identified to achieve the objective
of submitting the Local Plan to the Secretary
of State for examination in mid-2021. National
planning policy requires that local planning
authorities produce Local Plans to meet, as a
minimum, the identified future housing and
employment needs of the District over the
defined Plan period.
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To determine the minimum number of homes
and jobs needed, the National Planning Policy
Framework (NPPF) requires that strategic
policies should be informed by local housing and
economic needs assessments.
As part of the process of preparing a new Local Plan,
a key element will be the allocation of sufficient
development land to ensure that identified
housing targets can be met as a minimum. In
accordance with paragraph 103 of the NPPF
significant development should be focused on
locations which are or can be made sustainable,
through limiting the need to travel and offering a
genuine choice of transport mode. However, in
additional to directing growth towards the larger
settlements in West Suffolk, such as Bury St
Edmunds, paragraph 78 of the NPPF states that to
‘promote sustainable development in rural areas,
housing should be located where it will enhance or
maintain the vitality of rural communities’.
Risby is a sustainable settlement with a good
variety of local facilities and services that cater
for the day-to-day needs of local residents.
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The emerging Local Plan suggests that there is
the opportunity for allocating small sites in or
adjacent to the village through the preparation of
the local plan. The Site can deliver approximately
60 new homes, comprising a mixture of house
types suitable for a range of households including
first time buyers, downsizers and families.
In accordance with paragraph 78 of the NPPF
‘planning policies should identify opportunities
for villages to grow and thrive’. The soundness
of the Plan will be undermined by not allocating
an appropriate level of growth to rural areas and
in particular villages such as Risby, where new
housing is needed to maintain the vitality of the
rural communities. The NPPF recognises that
small-medium sites, such as the one proposed,
which are unconstrained and do not require
significant upfront infrastructure can be built out
relatively quickly. This proposal would therefore
make a positive contribution to the Council’s
continuous delivery of housing where there is an
identified need, and where the Council’s strategic
policies are more than five years old.

Risby

The Site

WS SHELAA Sites
Included_Housing
Deferred_Housing
Included_Economic
Deferred_Economic

West Suffolk
Settlement Boundary
© Crown Copyright and database rights 2019 OS 100023282
West
Figure 2: SHELAA Plan Identifying
theSuffolk
Site Council
©West Suffolk Council

www.westsuffolk.gov.uk

West Suffolk House
Western Way
Bury St Edmunds
IP33 3YU
01284 763233
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Scale: 1:9000
Printed on: 4/9/2019 at 14:49 PM by apointer
© Crown Copyright and database rights 2019
OS 100023282.
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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.

developments such as land at Kentford, Suffolk
where Pigeon has worked with Matthew Homes to
deliver a scheme of around 60 new homes along
with extensive green infrastructure and a package
of community benefits.

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 mixeduse sustainable communities.

Pigeon’s experience demonstrates that it has a
proven track record of planning and delivering
mixed-use sustainable schemes, such as Land
South of School Road, Risby.

Pigeon is a private company operated by five
directors and a team of professionals from the built
environment sector who each bring considerable
experience of delivering high quality schemes
within the East of England.
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 smaller sustainable
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The Site is available in line with planning practice
guidance in that it is 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 and the site is
‘available’ and that delivery on Site could be
completed within the first five years of the plan as
set out in the table below:
Timescale
1 – 5 years
6 – 10 years
11 – 15 years

Number of Homes
60
-

Alternatively, the scheme can be delivered in two
distinct phases, of around 30 new homes each,
over the plan period if the village community
preferred.
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. The technical
assessments have identified that there are no
abnormal site conditions and that where new
infrastructure is proposed, this has been taken
into consideration within financial calculations.

Thetford Kingsfleet development
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4.0

PHYSICAL CONTEXT

The Site is approximately 3.93 ha and is formed of
two agricultural fields on the southern edge of Risby.
To the north, east and west the Site is enclosed by
residential development. The southern boundary
of the Site is formed by mature hedgerow, beyond
which is open farmland. Approximately 600m to
the south of the Site is the A14.
The topography of the Site is generally flat whilst the
boundaries are defined by a mixture of hedgerows
and trees at a variety of densities. A small number
of trees along the northern boundary of the Site,
are covered by a TPO. A public footpath (No 1)
runs along the south west edge of the Site before
heading south towards the A14.
Our analysis confirms that the Site is free from
any significant environmental constraints.
The Site itself is not covered by any statutory
environmental designations and is within Flood
Zone 1 and therefore at a low risk of flooding.
The majority of Risby, and a small part of the Site
falls within the Stone Curlew 1500m buffer zone,
associated with the Breckland Special Protection
Area (SPA). The closest statutory designation is
Breckland Farmland SSSI, located approximately
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Figure 3: Site Location
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1.5km to the west of the Site. Neither would be
impacted upon by the proposed scheme.
There are no designated heritage assets affecting
the Site. The village’s Conservation Area lies
immediately to the north of the Site. Within the
Conservation Area and located to the north of the
Site are two Grade II Listed Buildings, Church House
and Church Cottage. The Site is not identified
within an area of high archaeological importance.
Based on the Suffolk HER, there are no features of
archaeological interest shown within the Site.

View to the west of residential development off Fishers Drive
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Site Context
Risby is located approximately 2.7km to the west
of Bury St Edmunds and 13km to the east of
Newmarket. The village is well connected to the
strategic road network being located off Junction
41 of the A14.
Risby facilities, including a primary school, a public
house, village hall, farm shop and nursery. The Site
itself is well related to the village and within easy
walking or cycling distance of existing services
and facilities within Risby and employment
opportunities at Risby Business Park and Saxham
Business Park to the south west of the Site.

View of existing hedgerow along the southern boundary
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The village is also within close proximity of Bury St
Edmunds one of the largest towns in West Suffolk.
The town acts as a sub-regional centre offering
shopping, leisure, business and cultural activities.
The town also boasts a wide range of services and
facilities including schools, GP surgeries and a
hospital. There is a regular bus service operating
between the two settlements (bus routes 357 and
956), which takes approximately 15 minutes. Bury
St Edmunds train station is 6.3km to the east and
offers frequent services to Ipswich, Cambridge,
Peterborough and beyond.

View along Site’s northern boundary of existing planting and
existing residential development south of School Road

Sustainability Plan
www.pigeon.co.uk
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Figure 4: Facilities and Services Plan
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Project: Risby

12

5.0 TECHNICAL CAPACITY
Highways and Access
The Site is located to the south east of Risby, and
is enclosed by existing residential development to
the north, along School Road, to the east and to
the west. A suitable access to adoptable highway
standards can be taken from Fishers Drive to the
west. The development of this Site was granted
outline consent in August 2014 for 20 dwellings
(LPA Ref. DC/13/0520/OUT) including the
construction of an access onto School Road.
An existing public right of way (No 1) runs along the
south west corner of the Site. The Concept Plan for
the Site has been designed to avoid impacting on
this route. As part of the proposed scheme, there is
the potential to provide a new pedestrian and cycle
route to the south east of the Site linking with the
Avenue to the north.

Stowmarket. The bus service to Bury St Edmunds
takes approximately 15 minutes and offers a direct
link to the town centre. Bury St Edmunds train station
is 6.3km to the east and offers frequent services to
Ipswich, Cambridge, Peterborough and beyond.
The station is considered reasonably accessible by
bicycle and has sheltered cycle parking facilities.
As such, there are a range of alternative modes of
transport which will provide future residents with
a feasible range of transport options so that they
are not heavily dependent on the private motor

The Site is within a reasonable walking and cycling
distance of facilities and services within the village.
The village is also well served by public transport.
The closest bus stops are on School Road which are
within a short walk of the Site. These bus stops are
served by two services (357 and 956) which provides
a service three times a day to Bury St Edmunds and
Figure 5: Flood Risk Map
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car. This would be consistent with the thrust of
national planning policy, which requires significant
development to be in locations that are or can be
made accessible.
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
probably of flooding. The Flood Risk Assessment
also confirms that the risk from other sources of
flooding are low.

Surface water will be dealt with through
infiltration, following testing which confirms that
the underlying soil type is compatible with using
such techniques. As such, the scheme will be
designed to manage the greenfield runoff-rate on
site and to not increase flood risk off-site.
Anglian Water has been consulted via their formal
Pre-Development Enquiry process. Foul water will
be connected to the Anglian Water sewer located
within the adjoining residential development
off Fishers Drive which has capacity. As such,
the capacity of the foul water network does not
present a constraint to delivery.

Utilities and Services

The Site is within close proximity to all of the
requisite services required for a scheme of
this size.
A Utilities Assessment has been undertaken
for the Site. This survey identifies that there
is capacity in the networks or that additional
capacity could be provided. As part of the
scheme, relevant enquiries are made with all
of the statutory undertakers, but there are
no indications that the scheme could not be
accommodated for in the future.

Example of a typical swale
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To supply electricity to the scheme, UK Power
Networks has confirmed that an extension of the
existing network along Fishers Drive is necessary
to be undertaken and a new sub-station located
into the Site must be installed to establish a
connection into the development.
Openreach’s fibre broadband checker indicates
fibre is available in the vicinity of the Site. The
benefit of this is that all uses will be provided with
ultra-high speed broadband which is essential for
homes and businesses.

6.0

LANDSCAPE ASSESSMENT

The Site is well related to the existing settlement,
located adjacent to the built up development of
Risby village and contained by existing residential
development to the north, east and west.
Given the degree of enclosure on three sides the
proposals would be viewed within the context
and against a backdrop of existing residential
development. Whilst there would be change in
longer views from the countryside this will be
relatively localised given the site context and
would be experienced as part of the built form on
the village edge.

The proposal will result in change to the localised
views from the public rights of way network to the
south west of the Site. However, the design and
type of housing and the inclusion of a significant
degree of green infrastructure would ensure that
the scheme is in character with the village edge
location and seeking to complement and emulate
the existing built context.
To minimise potential effects on the wider
landscape, the Concept Plan proposes generous
new areas of open space on the southern
side of the Site. Furthermore, a sensitively

Promoting new recreational opportunities
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designed landscaping scheme, including new
tree and hedge planting along all boundaries
will help integrate the development into the
local landscape.
The Concept Plan has been developed with a
design and landscape-led approach, with the
result that a strong landscape structure is integral
to the design. A variety of green infrastructure
including landscaping, public open space and
possibly allotments will all be provided.

Landscaped walks within the scheme
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7.0

ECOLOGY

A Preliminary Ecological Survey has confirmed
that the Site is not subject to any statutory
nature conservation designations. Breckland
Farmland SSSI is located approximately 1.5km
to the west of the Site. The development
of the Site would not directly impact on this
Wildlife Site and any indirect effects would be
appropriately mitigated.
A small part of the Site falls within the Stone
Curlew 1500m buffer zone, associated with the
Special Protection Area (SPA). The new housing
development off Fishers Drive to the west, falls
completely within the buffer zone. A Shadow
Habitats Regulation Assessment has been
undertaken to specifically address any potential
for impact on the SPA. This Assessment has
concluded that there is minor and negligible
impact from both visual intrusion and general
building density and disturbance as a result of
the development of the Site. In relation to the
potential for recreational disturbance, mitigation
has been proposed in the form of the provision
of new off-site walking routes, on-site public
open space and existing management of nonfarmland sites within 7.5km. As was the case with
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the Fishers Drive scheme, it is considered that the
effects of the Proposed Development on the SPA
can be appropriately mitigated. The Assessment
has been submitted to Natural England who have
reviewed the Assessment and its proposals and
have concluded that the development would
not harm the SPA. In reaching this conclusion it
has been made clear that it is as a result of the
specific circumstances of the Site, located on
the eastern side of the village, with ‘disturbance’
to all four sides (with built form on three side and
the A14 to the fourth), that makes it acceptable
in comparison with other sites being promoted.

high-quality landscaping scheme with significant
additional planting of native species to form
and strengthen the southern site boundary
and within the green infrastructure on Site.

The Preliminary Ecological Survey has identified
that there are no species present which could
pose a constraint to development. Given the
Site is in agricultural use, it likely to be of little
inherent ecological value with any biodiversity
value limited to the trees and hedgerows along
the field boundaries. The majority of these
features will be retained as part of the scheme.
A small area of hedgerow in the central part of
the Site will be removed to allow for the internal
access road. However, this loss of hedgerow can
be mitigated through the implementation of a

The Site 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 addition, the central hedgerow
will be strengthened with buffers to either side
and a new hedgerow will be planted along the
northern boundary.
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Whilst the development of the Site could have
the potential to impact on protected species,
given the nature of the habitats present, it is likely
that all required mitigation could be incorporated
into the design and sensitive working practices
during construction can easily be implemented.
This would be confirmed through Site specific
survey work in due course.

Figure 7: Risby Walking Route
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8.0

HERITAGE

There are no designated heritage assets affecting
the Site. The village’s Conservation Area lies
immediately to the north of the Site. Within the
Conservation Area and located to the north of
the Site are two Grade II Listed Buildings, Church
House and Church Cottage.

As with the neighbouring residential scheme
there is scope on this Site to provide a well
landscaped layout which responds to the low
density and verdant character of much of the
wider village.

Incorporation of landscaping along the northern
boundary will serve to preserve and enhance
the setting of nearby heritage assets.
An initial archaeological appraisal has been
undertaken and confirms that there are no
currently known archaeological features within
the Site. Furthermore evidence from previous
excavation to the west of the site (Fishers
Drive) did not indicate the presence of major
(but as-yet undiscovered) archaeological
assets. There is no indication that the Site
contains archaeological remains that would be
a constraint to development. This would be
confirmed through further Site survey work in
due course.
The lack of any historic constraints underlines
the suitability of the Site for development.

Figure 8: 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 residential
scheme which is designed so that all new homes
are energy efficient. Pigeons 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
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prime objective is to identify and implement a
strategy to tackle the climate emergency.
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 within easy
walking and cycling distance of the village
facilities. The design for this Site provides the
opportunity to improve pedestrian/cycle links,
such as connecting the Site to The Avenue
and off site walking routes joining the existing
footpath network. In addition the Site can
provide community infrastructure and give
back to local residents, such as areas of public
open space and potentially allotments. All of
these measures seek to reduce everyday trips
by car to work, recreation or local services and
facilities. This combined with the provision of
superfast broadband/fibre to all new homes
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will enable home-working and ensure that
sustainable travel behaviour is embedded
within the scheme.
Pigeon will meet or where possible exceed
standards
on
environmental
matters.
Development of this site gives the opportunity
to make provision for:
•

Meeting the Future Homes Standard by
2025;

•

Designing a scheme so that the layout
maximises 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 homes

and will deploy photovoltaic cells where
they are viable to provide renewable
electricity;
•

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

•

Advocating
LED
technology
as
standard across buildings and work with
housebuilders to install smart meters in
homes; and

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,
including the strengthening of boundary
planting. 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 of native species will be carefully
chosen in order to maximise opportunities
for biodiversity enhancements and achieve a
biodiversity net gain.

Pigeon is proud to put biodiversity at the heart of
its developments. 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 options for maximising
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.
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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.

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 a new highquality design and landscape-led residential
scheme to the south of Risby.

The key objectives that have informed the
preparation of the Concept Plan can be
summarised as follows:
•

The Concept Plan makes provision for:

To provide an attractive high-quality
scheme that retains and enhances the
Site’s existing landscape features creating
a network of connected green spaces;

•

To provide new homes to contribute
to the District’s housing requirements,
comprising a range of house types and
tenures suitable for different households
such as first time buyers, downsizers and
families.

Provision of new footpath links; and

•

Green infrastructure throughout the
scheme linking into the wider countryside,
including the provision of new off-site
walking routes.

To encourage sustainable travel patterns
and cycling and walking through design,
links to existing cycle way and footpaths,
and through landscaping;

•

To provide a sustainable drainage strategy,
to ensure that surface water is managed
appropriately; and

•

To integrate informal recreational green
space within the proposed layout, utilising
the existing landscape features, whilst
providing opportunities for play and
biodiversity enhancement.

•

Public Open Space possibly including
allotments and strategic landscaping
which will contribute to enhanced green
infrastructure and biodiversity;

•

Around 60 new
affordable homes);

•
•

homes

(including

The Site is within close proximity of services
and facilities within Risby and is well placed to
encourage active modes of travel (cycling and
walking) and use of public transport. Risby is also
within close proximity of Bury St Edmunds a major
centre of employment, with a regular bus service
operating between the two settlements.
DELIVERY STATEMENT — LAND SOUTH OF SCHOOL ROAD, RISBY
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Housing
The Concept Plan includes provision for around
60 new homes.
A mix of housing types and tenures will be provided
on the Site reflecting its close proximity to services
and facilities and the wider development within the
area. These will include smaller homes for those
looking to start on the property ladder through to
larger family homes recognising the proximity of
the site to services and facilities in Risby, including
the pre-school, primary school and playing fields.

Homes orientated to provide active frontage on to streets

Figure 7: Concept Plan

DELIVERY STATEMENT — LAND SOUTH OF SCHOOL ROAD, RISBY
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Infrastructure

Landscape led residential development

The Concept Plan identifies that the scheme
presents the opportunity to provide new pedestrian
links, including the provision of new off-site walking
routes. Such features will increase the recreation
opportunities in the local area, which will particularly
benefit the future and existing communities of Risby.

Given the proximity to shops and services, the Site
can increase opportunities for meeting the needs
of older persons and those wishing to downsize.
The scheme will provide affordable housing in
accordance with policy providing a significant
contribution towards meeting affordable housing
needs locally and within the District.

Green Infrastructure

Provision of new cycle and pedestrian links

Generous open spaces allowing for Recreational Opportunities

DELIVERY STATEMENT — LAND SOUTH OF SCHOOL ROAD, RISBY

The proposals have an emphasis on accommodating
the scheme in a manner which would not cause
harm to the wider countryside.
The Site will read as a logical infill owing to settlement
pattern of this part of the village. It is considered
that whilst the proposal will result in changes to the

23

views from the footpath network in the immediate
vicinity. However, sensitive design and layout
which is characteristic of the village edge location
will ensure that the scheme will be an appropriate
addition to the village. Generous new planting along
the boundaries and extending into the Site will soften
the appearance of the built form and contribute to
successful integration into the surroundings.
A green infrastructure network of green corridors
connecting Public Open Spaces will be a
fundamental part of the overall layout of the
Site providing useable green spaces, including
potential allotments, for both existing and future
residents. A network of green space will enable the
creation of new habitats and lead to biodiversity
gains which will extend beyond the site.

Introduction of a network of green corridors and new habitats

11.0

CONCLUSION

As set out at paragraph 78 of the NPPF to
‘promote sustainable development in rural areas,
housing should be located where it will enhance
or maintain the vitality of rural communities’.
Risby is a sustainable settlement close to Bury
St Edmunds and is well placed to accommodate
new homes for West Suffolk. Risby is a sustainable
settlement with a good variety of local facilities
and services that cater for the day-to-day needs
of local residents. This Delivery Statement
demonstrates that the Site is both sustainable
and capable of delivering a high quality landscape-

led scheme comprising approximately 60 new
homes with a mix of house types suitable for first
time buyers and families, as well as offering the
opportunity to support and improve the viability
of the shops and services within the village. The
Concept Plan illustrates how this can be achieved.
The Site is currently not considered suitable in
the SHELAA due to the potential impact on the
Breckland SPA and the Stone Curlews. A Shadow
Habitats Regulation Assessment has considered
the potential impacts and concluded that the
potential disturbance from visual intrusion

Lower density housing appropriate to a village context
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and general built development is negligible and
that the recreational imppcts can be mitigated
successfully. This is an approach which has
been supported by Natural England who have
reviewed the Assessment and its proposals and
have concluded that the development would
not harm the SPA. In reaching this conclusion it
has been made clear that it is as a result of the
specific circumstances of the Site, located on
the eastern side of the village, with ‘disturbance’
to all four sides (with built form on three side and
the A14 to the fourth), that makes it acceptable
in comparison with other sites being promoted.

Open spaces with connections to wider countryside
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Furthermore, there is an opportunity to provide
enhancement to the Site’s biodiversity interest
through the provision of a more diverse range of
habitats than is currently present.

Pigeon has undertaken their due diligence to
ensure that the scheme that they are promoting
to the Council is deliverable as per the definition
in the National Planning Policy Framework.

The comprehensive set of technical studies
that have been undertaken to date demonstrate
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 60 homes and that

The Concept Plan illustrates how the Site
can provide a new high-quality design and
landscape-led scheme to the south of Risby:

Opportunities for biodiversity net gain
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•

Public Open Space including strategic
landscaping which will contribute to enhanced
green infrastructure and biodiversity;

•

Provision of new footpath links;

Opportunities for Local Walks
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•

Around 60 new homes
affordable homes); and

(including

•

Green infrastructure throughout the
scheme linking into the wider countryside
along with the provision of new off-site
walking routes.

In conclusion, the proposed scheme will provide
much needed new homes, together with open
space and strategic landscaping as part of a natural
extension to Risby. The Site is available, achievable
and deliverable and should be considered for a
housing allocation in the future Local Plan.

APPENDIX 1

CONCEPT PLAN
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APPENDIX 2

LANDOWNERSHIP PLAN
Land Ownership Plan

www.pigeon.co.uk

Key
Site
Boundary
Title: SK274647
Proprietor: Mairi Jean
Johnston and The Lady
Jean Fisher

Not to Scale

Project: Risby
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APPENDIX 3:
Date:
Our ref:

RESPONSE FROM NATURAL ENGLAND

15 December 2020
331543 – DAS 8141

Andrew Fillmore
Pigeon Capital Management
a.fillmore@pigeon.co.uk
BY EMAIL ONLY

In the event that the records are not available or existing survey coverage is incomplete we would
request that 3 years of Stone Curlew surveys are carried out in areas of suitable arable habitat. 3
years would account for annual spatial variations in nest locations due to crop rotations. The resulting
Stone Curlew data would be used within the Stone Curlew Planning Tool (SCPT) which is an Excel
workbook designed to calculate the change in the number of Stone Curlew nests in an area following
changes in the amount of built development in that area, based on the work of Clarke and Lilley, 2013.
Customer Services
Hornbeam House
Crewe Business Park
Electra Way
Crewe
Cheshire
CW1 6GJ
0300 060 3900

Dear Andrew
Discretionary Advice Service (Charged Advice)
DAS 8141
Development proposal and location: Development of up to 80 dwellings at land south of School
Road, Risby
Thank you for your consultation on the above dated 21 October 2020. This letter summarises the
points of discussion of our telephone meeting of 11 December 2020.
This advice is being provided as part of Natural England’s Discretionary Advice Service. Pigeon
Capital Management has asked Natural England to provide advice upon:
Pigeon are promoting a site in Risby, Suffolk for up to 80 new homes. The site is located within the
Breckland SPA buffer zone. As part of our early engagement exercise the views of Natural England
are sought on the attached ‘shadow’ HRA and Appropriate Assessment, and in particular the
conclusion that, subject to the mitigation proposed, the scheme would not impact on the integrity of
any International/European sites.
This advice is provided in accordance with the Quotation and Agreement dated 17 November 2020.
The following advice is based upon the information within the Shadow Habitats Regulations
Assessment, Hopkins Ecology, dated 20 October 2020.
Proposed development
The proposed development, as presented in the Shadow Habitats Regulations Assessment (SRHA),
is for up to 80 dwellings on a 4 hectare area of land south of School Road in Risby, bounded on the
west by Fishers Drive and on the east by Alexander Way.
Impact of development on Breckland Special Protection Area (SPA)
Natural England is satisfied that, on the basis of the objective information provided, it can be
concluded that the proposed project will not have a significant effect on the Breckland SPA, either
individually or in combination with other plans or projects. Furthermore, Natural England is satisfied
that the proposed operations are not likely to damage any of the interest features of the Breckland
Farmland Site of Special Scientific Interest (SSSI).
Part of the proposed site is located within the 1.5km constraint zone around component parts of
Breckland SPA designated for Stone Curlew. Natural England would normally request that
development applications within this zone provide Stone Curlew nest records for a minimum of 1.5km
from the development site. These records are may be available from either the RSPB or landowner.
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However for this proposal, although Stone Curlew records have not been provided, the SHRA
presents a robust assessment on likely disruption to Stone Curlew by the proposed development
using the mathematical equation used by Clarke and Lilley. We agree with the result that the proposed
development would make an additional contribution to disturbance equivalent to 0.8% of the existing
level. The site is screened from the SPA by the existing village of Risby and the A14, located 600m
to the south, also contributes to existing levels of disturbance. As the site is at the south east limit of
the constraint zone we agree with a conclusion of no significant effect on the SPA by visual intrusion
or disturbance.
Furthermore we advise that although the RSPB have informed us that Stone Curlew records are
incomplete in this area, part of the 1.5km zone around the site is outside of the area for which the
SCPT contains any data. Therefore carrying out additional Stone Curlew surveys would not be of
benefit at this time as the SCPT alone could not calculate a complete result. Therefore assessment
using the mathematical equation alone is sufficient.
The proposed site is within 7.5km of component parts of Breckland SPA designated for Woodlark and
Nightjar and studies have shown that residential developments within this radius have potential to
cause increased visitor numbers to Breckland SPA, which can lead to recreational disturbance. This
development alone would not have a negative impact on these parts of Breckland SPA but Natural
England would advise the local planning authority in a statutory consultation of the need to
strategically review the cumulative recreational impacts of new residential developments within 7.5km
of the SPA.
Residential applications within the 7.5km zone must have sufficient green infrastructure to allow
recreational activities on site and to ensure there is sufficient strategic green infrastructure in
settlements to support residents. We welcome the provision of on-site public open space and
acknowledge that the proposed 0.19 hectares meets the existing local plan policy of 2.4 hectares per
1000 people. The West Suffolk Local Plan is currently being reviewed and Natural England are
advising that a minimum of 8 hectares per 1000 people is provided for residential developments. We
would welcome this at this site.
Natural England are also currently advising on the Norfolk Recreational Access Management Strategy
(RAMS) for which West Suffolk Council have expressed an interest in being part of, because
Breckland SPA is located within both Norfolk and Suffolk. Whilst the RAMS is still a work in progress,
Natural England’s current advice is that a benchmark standard of 40% green infrastructure is provided
for developments of over 50 new dwellings in line with the Town and Country Planning Association’s
(TCPA) Guides and Principles for Garden Communities.
We welcome the proposal to provide a new off-site walking route, connecting into the existing footpath
network and providing walkers with a new route away from the SPA. Information will need to be
provided to householders of the new walking route. This could be in the form of an information boards
on the public open space at the development and leaflets delivered to households. Provision of
strategic green infrastructure should ensure that this development does not contribute to incombination recreational impacts in the 7.5km zone around the SPA.
If we were to be consulted on this planning application by the local planning authority we would
request a condition that the green infrastructure is provided in advance of the first dwelling being
occupied.
We agree with the screening opinion that there will be no impact by the proposal on Breckland Special
Area of Conservation (SAC).
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Impact on other designated sites
The proposed development is located within the Impact Risk Zone of Horringer Court Caves SSSI
which is designated for five bat species. Therefore we advise that any planning application for the site
should include a comprehensive bat survey as the site could be used for feeding or foraging. If it is
found that the designated species are using the site then mitigation measures should be proposed.
Other advice
A future planning application should contribute to the enhancement of biodiversity. The government
has announced that that all developments will be required to demonstrate a 10% increase in
biodiversity on or near development sites. This is outlined in the 2020 Environment Bill. Natural
England would support measures to ensure this proposed development achieves biodiversity net
gain.
There are also other possible impacts resulting from this proposal that you should consider when
developing your planning application. These issues, together with where you may find further
guidance, are summarised below.
Local wildlife sites
Local wildlife or geological sites remain material considerations in the determination of planning
applications. Further information in relation to these may be available from West Suffolk Council. A
more comprehensive, but not exhaustive, list can be found at Wildlife and Countryside Link.
Local landscape
The impact of this proposal on a local landscape character (if any) will be a material consideration
when the authority determines your planning application. Further information on any local landscape
character assessment may be available from West Suffolk Council.
For clarification of any points in this letter, please contact Richard Hack on 020 8720 3721.
This letter concludes Natural England’s Advice within the Quotation and Agreement dated 17
November 2020.
The advice provided in this letter has been through Natural England’s Quality Assurance
process
The advice provided within the Discretionary Advice Service is the professional advice of the Natural
England adviser named below. It is the best advice that can be given based on the information
provided so far. Its quality and detail is dependent upon the quality and depth of the information which
has been provided. It does not constitute a statutory response or decision, which will be made by
Natural England acting corporately in its role as statutory consultee to the competent authority after
an application has been submitted. The advice given is therefore not binding in any way and is
provided without prejudice to the consideration of any statutory consultation response or decision
which may be made by Natural England in due course. The final judgement on any proposals by
Natural England is reserved until an application is made and will be made on the information then
available, including any modifications to the proposal made after receipt of discretionary advice. All
pre-application advice is subject to review and revision in the light of changes in relevant
considerations, including changes in relation to the facts, scientific knowledge/evidence, policy,
guidance or law. Natural England will not accept any liability for the accuracy, adequacy or
completeness of, nor will any express or implied warranty be given for, the advice. This exclusion
does not extend to any fraudulent misrepresentation made by or on behalf of Natural England.
Yours sincerely
Richard Hack
Norfolk & Suffolk Team
Cc commercialservices@naturalengland.org.uk
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