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1 Introduction
1.1

EAS has been commissioned by Zakari Investments Limited to prepare a Site Appraisal for
Land off Rowley Drive, Newmarket (TL 63642 63197). A location plan is enclosed in
Appendix A. This document has been prepared to inform the site representation for the Local
Plan Issues and Options consultation.

1.2

The contents of this report forms a preliminary assessment of the site in terms of flood risk
and drainage.

1.3

The site is located off Rowley Drive and is bound to the north-west by The Rows and to the
south by properties located in Falmouth Avenue. To the north-east, the site is currently
bounded by undeveloped land however an outline application for a residential and
commercial development is currently going through the planning application process (DC 20
1661 OUT). To the west, the site is bound by Linden Lodge Stables.

1.4

The 0.62ha site currently consist of grassland and has no formal use. The site previously
obtained planning permission (F/2012/0671/FUL) for a 60 box horseracing trainer’s yard
however this permission has now expired.

1.5

For the purpose of this report, it is understood a residential development for approximately
15 dwellings with associated landscaping, vehicular and pedestrian access is proposed for
the site.

1.6

The entire site falls within Flood Zone 1 of the Environment Agency (EA) Flood Map for
Planning. The surface water flood risk is very low across the site with an isolated minor area
of surface water flooding along the western perimeter of the site with depths below 300mm.

1.7

This document will review the above risks further as well as other sources of flooding and
provide advice to support the site representation and future masterplanning.

1.8

This report is based on EA Flood Maps, Forest Heath District Council and St Edmundsbury
Borough Council Strategic Flood Risk Assessment, BGS (British Geologial Survey)
geological information and Anglian Water sewer records.

1.9

The report is set out as follows:
• Section 2 – sets out the relevant flood risk and drainage policy background.
• Section 3 – reviews and discusses the flood risk to the development and the future
development drainage.
• Section 4 – provides a review of surface water drainage solutions
• Section 5 – provides a brief review of foul drainage solutions.
• Section 6 – summarises the findings of the report.
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2 Policy Background
Introduction
2.1

This section sets out the current local policy and examines the local strategic documents for
flood risk and drainage matters.
Forest Heath Local Development Framework (2001-2026)

2.2

Adopted in May 2010, this document sets out the spatial vision for Forest Heath. The needs
of housing and employment from a growing population must be managed as not to
compromise the quality of the environment, wellbeing or public services.

2.3

Policy CS4 notes how future development must avoid areas of flood risk and must not
increase flood risk elsewhere. Land in Flood Zone 1 is the most appropriate location for
development.
Forest Heath District Council and St Edmundsbury Borough Council Strategic Flood
Risk Assessment (SFRA) Level 1 and Water Cycle Study August 2009

2.4

A Level 1 Strategic Flood Risk Assessment (SFRA) was published by Forest Heath DC and
St Edmundsbury BC in 2009, to inform development control in the local area. The SFRA
reviews all sources of flooding, using data from the Environment Agency, the Local
Authorities and Anglian Water.

2.5

The SFRA Level 1 highlights that there is a general presumption against development in
Flood Zones 2 and 3; future development will be required to manage surface water more
sustainably; and areas where development has been identified will require further reviewing
informed by flood risk modelling and mapping, to be undertaken in a Level 2 SFRA.

2.6

Figure 3-1 shows the site is not located within an Internal Drainage Board.

2.7

Figure 5-1 identifies the location of historical fluvial flood events across the district. The site
is not identified as having experienced any historic fluvial flood events.

2.8

Figure 5-2 notes records of sewer flooding in Newmarket. Appendix D of the SFRA notes
blockages within the public sewer caused flooding incidents however the site is not
specifically mentioned to have been affected.

2.9

The District has a geology which is suspectable to groundwater flooding as it is low lying and
is located above permeable aquifers. Consultation with Suffolk County Council highlighted
reoccurring groundwater flooding events in Barrow, Risby and Stanton. Newmarket is not
noted to be susceptible to groundwater flooding however Figure 5-3 notes 1 incident of
groundwater flooding in Newmarket. Again, the site is not specifically mentioned as having
been affected.

2.10 The SFRA does not identify any significant flood risks at the site.
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3 Flood Risk Assessment
Fluvial Flooding
3.1

A copy of the Environment Agency’s current Flood Map included in Appendix B shows the
entire site is located in Flood Zone 1. Land located in Flood Zone 1 is defined as land having
a less than 1 in 1,000 annual probability of river or sea flooding.

3.2

There are no ‘ordinary’ or EA ‘Main Rivers’ within the vicinity of the site.

3.3

The risk from fluvial flooding at the site is considered to be low.

3.4

As the site is located in Flood Zone 1 and is less than 1 hectare is size, a full flood risk
assessment is not anticipated to be needed to accompany any future planning applications.

3.5

However, to meet the requirements of the NPPF and as a result of changes to the roles of
Lead Flood Authorities in April 2015, all major applications (over 10 dwellings) submitted to
the Lead Local Flood Authority (LLFA), which for this site is Suffolk County Council, must
include a ‘Surface Water Drainage Strategy’. The strategy will need to set out the
appropriateness of SuDS to manage surface water run-off, including the provision of the
maintenance for the lifetime of the development which they serve. Major applications which
do not meet this requirement will not be made valid.
Surface Water Flooding

3.6

Surface water flooding refers to flooding caused when the intensity of rainfall, particularly in
urban areas, can create runoff which temporarily overwhelms the capacity of the local
drainage systems including sewers, rivers and watercourses or does not infiltrate into the
ground. The water ponds on the ground and flows towards low-lying land. This source of
flood risk is also known as ‘pluvial’.

3.7

An extract from the surface water mapping sourced from the gov.uk website is enclosed in
Appendix C. In the high and medium risk modelled scenarios, the entire site is shown to be
at ‘very low’ risk of surface water flooding. A ‘very low’ risk of surface water flooding means
annually there is a less than 0.1% chance the area would experience surface water flooding.

3.8

A low-risk scenario indicates a probability of surface water flooding between 1 in 100 and 1
in 1000 each year (i.e. the least frequent but worst-case scenario). In a low-risk scenario, an
isolated and minor area of surface water flooding is shown along the western perimeter of
the site with depths shown to be below 300mm.

3.9

There are no overland flowpaths identified at the site. Development at the site would
therefore not obstruct or divert a flowpath.

3.10 The risk from surface water flooding is considered to be low.
3.11 It is important that an effective surface water drainage system is included in the proposed
development to ensure surface water runoff does not pose a significant flood risk to the
development or the surrounding area. This has been discussed further in the next section.
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Groundwater Flooding
3.12 The site has a bedrock of Holywell Nodular Chalk Formation and New Pit Chalk Formation
(undifferentiated) – chalk with no recorded superficial deposits.
3.13 The area is shown to be located above a Principe Aqufier on DEFRA’s Magic Map.
Principle Aquifer is defined as :

A

“layers of rock or drift deposits that have high intergranular and/or fracture permeability meaning they usually provide a high level of water storage. They may support water supply
and/or river base flow on a strategic scale. In most cases, principal aquifers are aquifers
previously designated as major aquifer.”
3.14 There are no borehole records within the vicinity of the site.
3.15 The site is located in an area of high groundwater vulnerability and the MAGIC Map indicates
the presence of a soluble rock risk. This means the aquifer is at increased risk of pollution
via dissolution.
3.16 Given the identified pollution risk to groundwater, it is important the site does not introduce
pollution pathways. The proposed residential use of the site is considered to be low risk and
the proposed drainage strategy should provide the required water treatment stages as
outlined in Table 26.2 of the CIRIA SuDS Manual C753.
3.17 The SFRA notes 1 recorded incident of groundwater flooding and does not highlight
Newmarket as being particularly susceptible to groundwater flooding.
3.18 The risk from groundwater is considered to be low however future onsite
investigations will be able to determine the groundwater levels at the site.
Sewer Flooding
3.19 Sewer records were obtained by Anglian Water and are enclosed in Appendix D.
3.20 A 225mm foul sewer flows through the site along the north west boundary and flows into
another 225mm foul sewer which flows along the front of the site within The Rows.
3.21 A 3m bufferzone either side of the foul sewer which flows within the site would need to be
incorporated in any future masterplanning. Moreover, consultation with Anglian Water will
need to be sought to agree this approach or whether a diversion is required.
3.22 A 230mm surface water sewer shows within Rowley Drive to the north of the site.
3.23 Sewer flooding generally results from localised short-term intense rainfall events overloading
the capacity of the private and public drainage or due to failures within the public sewer and
therefore considered to be a residual risk. The incorporation of a bufferzone for example
would further protect development from the occurrence of sewer flooding.
Artificial Sources
3.24 The EA flood map shows that there is no risk of flooding from reservoirs.
Flood Risk Summary
3.25 No significant flood risks have been identified at the site.
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4 Surface Water Drainage Assessment
4.1

The NPPF states “when determining any planning applications, local planning authorities
should ensure that flood risk is not increased elsewhere” and that “major developments
should incorporate sustainable drainage systems unless there is clear evidence that this
would be inappropriate. The systems used should:
A. take account of advice from the lead local flood authority;
B. have appropriate proposed minimum operational standards;
C. have maintenance arrangements in place to ensure an acceptable
standard of operation for the lifetime of the development; and
D. where possible, provide multifunctional benefits.”

4.2

SuDS mimic the natural drainage system and provide a method of surface water drainage
which can decrease the quantity of water discharged, and hence reduce the risk of flooding.
In addition to reducing flood risk, these features can improve water quality and provide
biodiversity and amenity benefits.

4.3

The SuDS management train incorporates a hierarchy of techniques and considers all three
SUDS criteria of flood reduction, pollution reduction, and landscape and wildlife benefit. In
decreasing order of preference, the preferred means of disposal of surface water runoff is:
• Discharge to ground.
• Discharge to a surface water body.
• Discharge to a surface water sewer.
• Discharge to a combined sewer.

4.4

The philosophy of SuDS is to replicate as closely as possible the natural drainage from a site
pre-development and to treat runoff to remove pollutants, resulting in a reduced impact on
the receiving watercourses. The benefits of this approach are as follows:
• Reducing runoff rates, thus reducing the flood risk downstream.
• Reducing pollutant concentrations, thus protecting the quality of the receiving water body.
• Groundwater recharge.
• Contributing to the enhanced amenity and aesthetic value of development areas.
• Providing habitats for wildlife in developed areas, and opportunity for biodiversity
enhancement.
Site-Specific SuDS

The various SuDS methods need to be considered in relation to site-specific constraints.
Several SuDS options are available to reduce or temporarily hold back the discharge of
surface water runoff. Table 4.1 outlines the constraints and opportunities to each of the SuDS
Flood Risk and Drainage Site Appraisal | Land off Rowley Drive, Newmarket
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devices in accordance with the hierarchical approach outlined in The SuDS Manual CIRIA
C753. It also indicates what could and could not be incorporated within the development,
based upon site-specific criteria.
Device

Description

Constraints / Comments

Appropriate

Rainwater harvesting
(source control)

Reduces the annual
average rate of runoff
from the site by reusing
water for non-potable
uses e.g. toilet flushing,
recycling processes.

There is potential for use
within the site. If community
or domestic rain water
harvesting is not suitable,
simple systems such as water
butts can be included to
reduce mains water
consumption for irrigation.

Yes

Living roofs (source
control)

Provide soft landscaping
at roof level which
reduces surface water
runoff.

May be suitable depending on
design of buildings.

Potentially

Infiltration devices &
Soakaways (source
control)

Store runoff and allow
water to percolate into
the ground via natural
infiltration.

Subject to infiltration testing,
the local geology suggests
infiltration could be a viable
option of drainage.

PoteniallySubject to
infiltration
tests

Pervious surfaces
(source control)

Storm water is allowed to
infiltrate through the
surface into a storage
layer, from which it can
either infiltrate and/or
slowly release to sewers.

Permeable paving can be
utilised across the site for
parking and road surfaces.
This can be unlined should
infiltration tests prove
successful.

Yes

Swales (permeable
conveyance)

Broad shallow channels
that convey / store runoff,
and allow infiltration
(ground conditions
permitting).

Swales can be utilised within
the site for conveyance or
infiltration subject to
infiltration tests results.

Yes

Filter drains & perforated
pipes (permeable
conveyance)

Trenches filled with
granular materials (which
are designed to take
flows from adjacent
impermeable areas) that
convey runoff while
allowing infiltration.

Subject to infiltration test, this
feature could be used.

Yes

Infiltration basins (end of
pipe treatment)

Depressions in the
surface designed to store
runoff and allow
infiltration.

Subject to infiltration test, this
feature could be used.

Yes

Wet ponds & constructed
wetlands (end of pipe
treatment)

Provide water quality
treatment & temporary
storage above the
permanent water level.

These features could be
utilised within the site for
surface water storage in
major events.

Yes

Attenuation Underground
(end of pipe treatment)

Oversized pipes or geocellular tanks designed to
store water below ground
level.

If infiltration is deemed viable
at the site, this should be
explored prior to pursuing any
attenuation features.
Attenuation should be
provided by above ground

Yes, as last
resort.
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features such as ponds that
provide multiple benefits.

Table 4.1: Sustainable Drainage Methods
4.5

Priority must be given to features that provide multiple benefits such as multi-functional
spaces, biodiversity, amenity, water quality and reducing water consumption.

4.6

Features such a basin can provide areas that are dry for most of the year and can be used
for recreational activities.
Quick Storage Estimate- Infiltration Strategy

4.7

The site geology is Holywell Nodular Chalk Formation and New Pit Chalk Formation
(undifferentiated) – chalk with no recorded superficial deposits and is therefore likely to be
conducive to infiltration methods of drainage. Infiltration test undertaken to BRE365
standards will need to be undertaken to conclude this method of drainage.

4.8

For the purpose of this review, 70% of the total site area of 0.62ha is estimated to be
impermeable, resulting in 0.434ha of impermeable area. In the absence of site-specific
infiltration rates, a worst case rate associated with chalk of 1 X 10-7m/s has been utilised.

4.9

A MicroDrainage Quick Storage Estimate was carried out to determine the likely infiltration
storage volume required for a 1 in 100-year (+40% climate change) storm event. It has been
estimated that between 367m 3 and 540m3 of infiltration storage would be required. The
MicroDrainage calculations are enclosed in Appendix E.

4.10 Unlined permeable paving as well as filter drains and infiltration basins could be used to
provide this storage. Soakaways could also be used however these should not be located
within 5m of a building or road or within 2.5m of the site boundary.
Quick Storage Estimate- Attenuation Strategy
4.11 To be robust and to cover all eventualities, a Quick Storage Estimate has also been
undertaken for an attenuation strategy. An attenuation strategy would need to be pursued if
infiltration was not deemed viable.
4.12 There are no local watercourses to discharge to however there is a surface water sewer
located within Rowley Drive. A restricted discharge could be made to the surface water sewer
with a gravity connection subject to a review of site and sewer levels.
4.13 If an attenuation strategy is pursued, it is advised Anglian Water should be consulted to
confirm capacity within the sewer network as well as to gain consent for the outfall rate.
4.14 To understand the scale of attenuation volume that might be required, Microdrainage was
used to estimate greenfield runoff rates based on a total impermeable area of 0.434 ha. The
estimated runoff rates are:
QBAR = 0.3 l/s/ha ( 0.130l/s)
Q1 year = 0.3 l/s/ha (0.130 l/s)
Q30 year = 0.8 l/s/ha (0.347 l/s)
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Q100 year = 1.2l/s/ha (0.520 l/s)
4.15 The MicroDrainage output is included in Appendix F . The greenfield runoff rates are very
low, reflecting the local geology. As such, it is not practicle to restrict the site runoff to the
QBAR or 1-year greenfield runoff rate as this is too low and would likely result in blockages.
An outfall rate of 1.0l/s was therefore used for the purpose of the Quick Storage Estimate.
4.16 It has been estimated that between 312m3 and 402m 3 of attenuation storage would be
required to restrict the outfall from the site to 1.0l/s for the 1 in 100-year (+40% climate
change) climate change event. The MicroDrainage calculations are enclosed in Appendix
G.
4.17 The storage should not be provided in a single feature at the edge of the site boundary but it
should be integrated across the site. Features such as permeable paving, swales and
bioretention areas can provide treatment as well as storage and the use of open features can
be included within the open space but should be designed to provide multi-functional spaces
that flood when required but for most of the year can be used for other purposes and
activities.
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5 Foul Water Drainage Assessment
5.1

A 225mm foul sewer flows through the site along the north west boundary and flows into
another 225mm foul sewer which flows along the front of the site within The Rows.

5.2

As aforementioned, a 3m bufferzone either side of the foul sewer which flows within the site
would need to be incorporated in any future masterplanning.

5.3

It is recommended that consultation with Anglian Water is carried out to determine a suitable
connection location from the site to the existing foul sewer and to obtain confirmation as to
whether there is capacity within the local sewerage network to facilitate foul flows from the
development. This should be done at the earliest opportunity.
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6 Summary and Conclusions
6.1

EAS has been commissioned by Zakari Investments Limited to prepare a Site Appraisal for
Land off Rowley Drive, Newmarket (TL 63642 63197) to accompany a site representation for
the Local Plan Issues and Options consultation.

6.2

The 0.62ha site currently consist of grassland however this report has been produced based
on the proposed residential development for up to 15 dwellings and associated landscaping,
vehicular and pedestrian access.

6.3

The site is located in Flood Zone 1 and it is shown to be at very low risk of surface water
flooding. Groundwater flooding has not been identified as an issue at the site however sitespecific investigations would inform groundwater levels at the site. Overall, the site is
considered to be at low risk of flooding from all assessed sources.

6.4

The local geology of Chalk suggests that there is potential for infiltration, subject to site
specific infiltration tests. This report includes preliminary storage calculations for the 100yr
+40% storm event for both attenuation and infiltration strategies which could be used to
inform any future masterplanning. Should infiltration not be viable at the site, surface water
would discharge at a restricted rate to the Anglian Water surface water sewer located within
Rowley Drive. A discharge rate of a maximum of 1.0l/s for all events up to and including the
100yr+40% climate change event has been utilised for the purpose of this assessment as
the QBAR 1-year greenfield rates were too low and would likely result in blockages.

6.5

Above ground SuDS features such as but not limited to infiltration basins, swales and ponds
should be integrated into the development as these features provide multiple benefits and
can be used as recreational space.

6.6

The surface water drainage strategy should also include features that improve water quality,
biodiversity, amenity and habitat creation. The proposed drainage strategy should provide
the required water treatment stages as outlined in Table 26.2 of the CIRIA SuDS Manual
C753, particularly as the site is located above a Principle Aquifer.

6.7

A 225mm foul sewer has been identified to flow through the north western boundary of the
site. A 3m bufferzone either side of the sewer will be required and Anglian Water should be
consulted as early possible. The foul flows at the site are likely to discharge into this foul
sewer or that located within The Rows along the front of the site.

6.8

In conclusion, this site is suitable for residential development from a flood risk and drainage
perspective. No built development would be located in an area at risk of and therefore with
an effective surface water strategy in place, would not increase flood risk elsewhere onsite
or elsewhere offsite. Given the local geology which is likely viable for infiltration or
alternatively the proximity of the site to the surface water and public foul sewer, there are
also practical and sustainable solutions for foul and surface water drainage.
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Flood map for planning
Your reference
Rowley Drive

Location (easting/northing)
563697/263247

Created
3 Dec 2020 12:03

Your selected location is in flood zone 1, an area with a low
probability of flooding.

This means:

•

you don't need to do a flood risk assessment if your development is smaller than 1
hectare and not affected by other sources of flooding

•

you may need to do a flood risk assessment if your development is larger than 1
hectare or affected by other sources of flooding or in an area with critical drainage
problems

Notes
The flood map for planning shows river and sea flooding data only. It doesn’t include other sources
of flooding. It is for use in development planning and flood risk assessments.
This information relates to the selected location and is not specific to any property within it. The
map is updated regularly and is correct at the time of printing.
The Open Government Licence sets out the terms and conditions for using government data.
https://www.nationalarchives.gov.uk/doc/open-government-licence/version/3/

Page 1 of 2

Flood map for planning
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benefitting from flood
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Page 2 of 2
© Environment Agency copyright and / or database rights 2018. All rights reserved. © Crown Copyright and database right 2018. Ordnance Survey licence number 100024198.
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Appendix: C – Surface Water Flood Map
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Site Location
Source: https://flood-warning-information.service.gov.uk/long-term-floodrisk/map?easting=563660&northing=263210
Contains public sector information licensed under the Open Government Licence v3.0.

Appendix: D – Anglian Water Sewer Records
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(c) Crown copyright and database rights 2020 Ordnance Survey 100022432

Date: 02/12/20

This plan is provided by Anglian Water pursuant its obligations under the Water Industry Act 1991 sections 198 or 199. It must be
used in conjunction with any search results attached. The information on this plan is based on data currently recorded but position
must be regarded as approximate. Service pipes, private sewers and drains are generally not shown. Users of this map are strongly
advised to commission their own survey of the area shown on the plan before carrying out any works. The actual position of all
apparatus MUST be established by trial holes. No liability whatsoever, including liability for negligence, is accepted by Anglian Water
for any error or inaccuracy or omission, including the failure to accurately record, or record at all, the location of any water main,
discharge pipe, sewer or disposal main or any item of apparatus. This information is valid for the date printed. This plan is produced
by Anglian Water Services Limited (c) Crown copyright and database rights 2020 Ordnance Survey 100022432.This map is to be
used for the purposes of viewing the location of Anglian Water plant only. Any other uses of the map data or further copies is not
permitted. This notice is not intended to exclude or restrict liability for death or personal injury resulting from negligence.

Scale: 1:1000

Foul Sewer
Surface Sewer
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Quick Storage Estimate- Attenuation Strategy

Mr Guy Heald
Zakari Investments Limited
12 Farmer Street
London
W8 7SN
Unit 23 The Maltings
Stanstead Abbotts
Hertfordshire SG12 8HG
Tel 01920 871 777
e: contact@eastp.co.uk
www.eastp.co.uk

17th December 2020

Dear Sirs,
Land off Rowley Drive (former Holland House Stables), Rowley Drive, Newmarket, Suffolk.
Transport Review

Introduction
EAS has been appointed to provide a transportation review of the above site in order to support the
allocation of the site in the new West Suffolk Local Plan.
Newmarket provides a good range of amenities including schools, shops, supermarkets, hotels, restaurants
and leisure facilities, including health clubs, a swimming pool and a golf club. Newmarket is world famous
as the headquarters of British horseracing with around three thousand horses trained in and close to the
town. It is also home to many racing institutions including the National Stud, the National Horse Racing
Museum, Tattersalls and The Jockey Club. A Location Plan showing the site and its position within
Newmarket is attached as Appendix A.
Existing Site
The original Holland House Stables was formerly known as Lansdowne House and was owned by Jack
Watts in 1920 before changing hands in 1957 to Basil Foster and renamed in honour of chaser ‘Joe
Holland’ who provided Foster with his first success after commencing training in 1955 at Enfield.
The property was then used as stables although it later suffered fire damage and was eventually
demolished providing a level site with road access from Rowley Drive via The Rows, the immediately
adjacent horse walk linking the Racecourse Side and Bury Side Training Grounds
The previous owner obtained full planning permission (Ref: F/2012/0671/FUL) for redevelopment to create
a 60-box yard with a head lads cottage, further staff accommodation and hospitality facilities. This
permission has now expired, although shows the principle of development on the site.
Proposed Development
It is intended to redevelop the site for residential purposes, which could potentially be for up to 15 units. A
schematic showing the potential residential development of the site is contained in Appendix B.
Site Access
The site has existing vehicular access from The Rows via a connection with Rowley Drive at the northern
extent of the development. This was considered satisfactory for the previous stable use and also the 2014
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consented box yard and therefore has been retained for the proposed residential development, as shown
on the plan contained in Appendix C.
The speed limit on Rowley Drive is 30mph, and assuming this, visibility splays of 2.4m x 43m as contained
in Manual for Streets (MfS) would be required and these are shown on the plan contained in Appendix C.
The MfS visibility requirements will be possible both to the left and right of the access, although some minor
trimming of the existing vegetation may be required. The pictures below show Rowley Drive in the vicinity of
the proposed access. There is good pedestrian access via The Rows and there is also a zebra crossing just
to the north east of the site on Rowley Drive located by the nearest school.

The proposed access crosses the local horse ride,
known as The Rows, which runs parallel to Rowley
Drive here. We would propose this crossing is
constructed from high friction block paving, similar to
that provided at the nearby Black Bear Lane, along
with similar facilities on The Rows for horse riders, as
shown in the picture to the left.
The existing hedge will be removed in the vicinity of
the site access to provide adequate driver/equestrian
intervisibility, as has been undertaken at Black Bear
Lane.
These facilities are considered commensurate with the locality, where the potential conflict between
equestrians and traffic from the development would be limited as most horse training is undertaken before
the morning peak period, however, other measures, such as rider operated ‘wig-wag’ signals could also be
provided if considered appropriate.
Local Facilities
The site is located around 1km, a 10-12 walk or 5 minute cycle, from Newmarket town centre, where there
are a range of retail, banking and other services. Newmarket town centre has the Guineas Shopping
Centre, which includes a number of retail and hospitality outlets and there are also many other hospitality
and retail outlets along with the National Horse Racing Museum in the town centre. There are also several
GP surgeries and dental surgeries located around the town centre.
The nearest primary school to the site is Houldsworth Primary Academy, which is located less than 200m
from the site on the opposite side of Rowley Drive. Also located here is Velda’s Pre School, which offers
nursery places. The site is also well located for local employment opportunities including the many horse
racing services.
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Public Transport
The nearest bus stop to the site is located on Valley Way, around 80m or a 1 minute walk, to the north west
of the site. Additionally, there is a further stop on Rowley Drive around 200m, or around 2 minutes’ walk, to
the north east of the site. Both of these bus stops are served by two bus routes; route 11, operated by
Stagecoach, and route 310, operated by Suffolk Norse. These are detailed below;
Route 11 Cambridge-Bottisham-Burwell-Newmarket
Operated by Stagecoach, this service runs hourly Monday to Saturday. There is no Sunday service.
Towards Cambridge the first weekday bus from Newmarket departs at 06:59 (although there are two earlier
departures from Burwell) and this service arrives in Cambridge at 08:15. The last weekday service from
Cambridge to Newmarket departs Cambridge at 17:15 arriving at Newmarket at 18:33. There are two
further eastbound services however these terminate at Burwell.
Route 310 Exning-Newmarket-Kentford-Bury St Edmunds (operated by Suffolk Norse)
This is a school day only service with a single morning peak eastbound service and a single reverse service
in the late afternoon.
Additionally, there are further bus stops on Newmarket High Street around 740m, or less than 10 minutes’
walk, from the site, from where a number of other bus routes can be boarded, including routes 12, 13, 46,
903, 904 and X11.
Newmarket railway station is located around 1.4km from the site where there is a branch line connection
with direct trains to Cambridge and Ipswich. Since March 2013, passenger services from Newmarket have
been operated by Abellio Greater Anglia and services operate hourly from Newmarket to Cambridge via
Dullingham and from Newmarket to Ipswich via Kennett, Bury St Edmunds, Thurston, Elmswell,
Stowmarket and Needham Market. Cambridge station offers a direct rail link in to London, with the fastest
trains taking under one hour.
Trip Generation
EAS has reviewed the nationally recognised Trip Rate database ‘TRICS’ to determine an appropriate
vehicle trip rate and in this instance we have used trip rates from private housing in the South East, East
Anglia and East Midlands.. The resulting TRICS data output is enclosed in Appendix D and gives the
following AM and PM trip rates and subsequent vehicle trips based on an example development of 15
residential units:
Trip Rate (per dwelling)
In
Out

Vehicle Trips (22 dwellings)
In
Out
Total

AM Peak Hour

0.124

0.360

2

5

7

PM Peak Hour

0.344

0.151

5

2

7

Residential Vehicle TRICS trip rates and trip Numbers (allow for rounding)
As can be seen from the above table, the peak hourly flow from the site, based on up to a 15 dwelling
development, is likely to be around 7 AM peak hour vehicle movements (2 in and 5 out) and also 7 PM
peak hour vehicle movements (5 in and 2 out). This number of vehicle trips generated in the peak periods,
representing an average of one trip every 8.5 minutes, is likely to be imperceptible upon the surrounding
highway network. The proposed site access will be easily able to accommodate this level of development.
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Effect on Local Road Network
The existing traffic on the local road network, Rowley Drive, Hamilton Road and Mill Hill is understood to be
relatively free flowing throughout most of the day and there do not appear to be any apparent local capacity
issues, although there are occasional peak hour queues at the junctions of Rowley Drive/Hamilton Road
and Rowley Drive/Mill Hill. These are however generally short lived and clear quickly.
The level of traffic expected from the development, 7 vehicles in each peak period which represents an
average of one trip every 8.5 minutes’, is likely to be imperceptible on the local road network and would
also be likely to be within the daily variation of traffic on Rowley Drive. Beyond the immediate local road
network the development traffic would dissipate into the background flow and would also be imperceptible.
The proposed site access will cross The Rows, which is a local horse walk and measures similar to those
already installed at Black Bear Lane a short distance to the north have been proposed, including
contrasting anti slip block paving. Black Bear Lane is a much heavier trafficked road than that proposed
here, and therefore it is considered that the measures proposed are appropriate and the risk to equestrian
users on The Rows will be minimised.
Local Accidents
The CrashMap accident records have been interrogated and in the last five-year period, 2015 to 2019
inclusive, there have been no recorded personal injury accidents on Rowley Drive or at its nearby junctions
with Valley Way, Black Bear Lane or Hamilton Road. There have also been no accidents involving
equestrian users.
With the level of traffic from the proposal likely to be imperceptible on the local road network it is likely there
would be no change in accident likelihood and the measures proposed for the crossing of The Rows will
reduce the risk of accidents involving equestrians. The extract from CrashMap is included as Appendix E.
Summary
EAS has been appointed to provide a transportation review of a potential residential development at the
land off Rowley Drive (former Holland Hall Stables) in order to support its allocation in the new West Suffolk
Local Plan.
The site has been vacant since being destroyed by fire and demolished. It is expected that the site can
provide around 15 residential units.
Access to the site can be provided from Rowley Drive and visibility splays of 2.4m x 43m (MfS) can be
achieved. Suitable facilities, in line with those provided elsewhere locally, will be provided to accommodate
the adjacent horse ride and consideration has been made to ensure equestrian safety by way of ensuring
appropriate equestrian/vehicle traffic intervisibility.
Newmarket town centre is around 1km away from the site and this provides a wide range of retail and other
facilities including GP surgeries and dental surgeries.
There are bus stops close to the site which provide a link to Newmarket town centre and Cambridge and
further bus stops are available a short distance from the site.
A TRICS assessment indicates the likely resulting AM peak hour and PM peak hour vehicle trips generated
are considered to be around 7 trips in each and this level of traffic would be likely to have no detrimental
highway impact.
There have been no recorded road accidents on Rowley Lane or the local highway network in the last five
years (2015-2019 inclusive) and the development is unlikely to change this situation.
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Conclusion
This development opportunity must be considered very sustainable being located within an existing
residential area and within a walk distance of everyday needs facilities, outlets and employment
opportunities. It would have an imperceptible transport impact and an access that would be safe for
motorists and equestrians alike. The site should therefore be considered highly appropriate for residential
use.
If you have any questions or require any clarification, please do not hesitate to contact me.

Yours Sincerely,

Anthony Parker MCIHT

Appendix A – Location Plan
Appendix B – Concept Development Plan
Appendix C – Indicative Site Access
Appendix D – TRICS Data
Appendix E – CrashMap Plan
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Calculation Reference: AUDIT-743101-201130-1139
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 03 - RESIDENTIAL
: A - HOUSES PRIVATELY OWNED

MULTI-MODAL TOTAL VEHICLES
Selected regions and areas:
02
SOUTH EAST
ES
EAST SUSSEX
HC
HAMPSHIRE
HF
HERTFORDSHIRE
IW
ISLE OF WIGHT
KC
KENT
SC
SURREY
WS
WEST SUSSEX
04
EAST ANGLIA
CA
CAMBRIDGESHIRE
NF
NORFOLK
SF
SUFFOLK
05
EAST MIDLANDS
DS
DERBYSHIRE
LE
LEICESTERSHIRE
LN
LINCOLNSHIRE

3
3
1
1
6
2
7

days
days
days
days
days
days
days

1 days
8 days
4 days
1 days
1 days
2 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

No of Dwellings
7 to 1817 (units: )
7 to 1817 (units: )

Parking Spaces Range:

All Surveys Included

Parking Spaces per Dwelling Range: All Surveys Included
Bedrooms per Dwelling Range:

All Surveys Included

Percentage of dwellings privately owned:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 19/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Wednesday
Thursday
Friday

7
10
9
10
4

days
days
days
days
days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

40 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Edge of Town Centre
Suburban Area (PPS6 Out of Centre)
Edge of Town
Neighbourhood Centre (PPS6 Local Centre)
Free Standing (PPS6 Out of Town)

1
10
22
6
1

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
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This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
C3

40 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
Population within 500m Range:
All Surveys Included
Population within 1 mile:
1,000 or Less
1,001 to 5,000
5,001 to 10,000
10,001 to 15,000
15,001 to 20,000
20,001 to 25,000
25,001 to 50,000

2
6
9
9
7
5
2

days
days
days
days
days
days
days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
5,001 to 25,000
25,001 to 50,000
50,001 to 75,000
75,001 to 100,000
100,001 to 125,000
125,001 to 250,000

3
6
6
7
1
17

days
days
days
days
days
days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.5 or Less
0.6 to 1.0
1.1 to 1.5
1.6 to 2.0

1
9
26
4

days
days
days
days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
Yes
No

17 days
23 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

40 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

5

6

7

8

CA-03-A-05
EASTFIELD ROAD
PETERBOROUGH

DETACHED HOUSES

Suburban Area (PPS6 Out of Centre)
Residential Zone
Total No of Dwellings:
Survey date: MONDAY
DS-03-A-02
MIXED HOUSES
RADBOURNE LANE
DERBY

CAMBRIDGESHIRE

28
17/10/16

Edge of Town
Residential Zone
Total No of Dwellings:
371
Survey date: TUESDAY
10/07/18
ES-03-A-03
MIXED HOUSES & FLATS
SHEPHAM LANE
POLEGATE
Edge of Town
Residential Zone
Total No of Dwellings:
212
Survey date: MONDAY
11/07/16
ES-03-A-04
MIXED HOUSES & FLATS
NEW LYDD ROAD
CAMBER
Edge of Town
Residential Zone
Total No of Dwellings:
134
Survey date: FRIDAY
15/07/16
ES-03-A-05
MIXED HOUSES & FLATS
RATTLE ROAD
NEAR EASTBOURNE
STONE CROSS
Edge of Town
Residential Zone
Total No of Dwellings:
99
Survey date: WEDNESDAY
05/06/19
HC-03-A-21
TERRACED & SEMI-DETACHED
PRIESTLEY ROAD
BASINGSTOKE
HOUNDMILLS
Edge of Town
Residential Zone
Total No of Dwellings:
39
Survey date: TUESDAY
13/11/18
HC-03-A-22
MIXED HOUSES
BOW LAKE GARDENS
NEAR EASTLEIGH
BISHOPSTOKE
Edge of Town
Residential Zone
Total No of Dwellings:
40
Survey date: WEDNESDAY
31/10/18
HC-03-A-23
HOUSES & FLATS
CANADA WAY
LIPHOOK
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total No of Dwellings:
Survey date: TUESDAY

62
19/11/19

Survey Type: MANUAL
DERBYSHIRE

Survey Type: MANUAL
EAST SUSSEX

Survey Type: MANUAL
EAST SUSSEX

Survey Type: MANUAL
EAST SUSSEX

Survey Type: MANUAL
HAMPSHIRE

Survey Type: MANUAL
HAMPSHIRE

Survey Type: MANUAL
HAMPSHIRE

Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)
9

10

11

12

13

14

15

16

HF-03-A-03
MIXED HOUSES
HARE STREET ROAD
BUNTINGFORD

HERTFORDSHIRE

Edge of Town
Residential Zone
Total No of Dwellings:
160
Survey date: MONDAY
08/07/19
IW-03-A-01
DETACHED HOUSES
MEDHAM FARM LANE
NEAR COWES
MEDHAM
Free Standing (PPS6 Out of Town)
Out of Town
Total No of Dwellings:
72
Survey date: TUESDAY
25/06/19
KC-03-A-03
MIXED HOUSES & FLATS
HYTHE ROAD
ASHFORD
WILLESBOROUGH
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total No of Dwellings:
51
Survey date: THURSDAY
14/07/16
KC-03-A-04
SEMI-DETACHED & TERRACED
KILN BARN ROAD
AYLESFORD
DITTON
Edge of Town
Residential Zone
Total No of Dwellings:
110
Survey date: FRIDAY
22/09/17
KC-03-A-05
DETACHED & SEMI-DETACHED
ROCHESTER ROAD
NEAR CHATHAM
BURHAM
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
8
Survey date: FRIDAY
22/09/17
KC-03-A-06
MIXED HOUSES & FLATS
MARGATE ROAD
HERNE BAY
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total No of Dwellings:
Survey date: WEDNESDAY
KC-03-A-07
MIXED HOUSES
RECULVER ROAD
HERNE BAY
Edge of Town
Residential Zone
Total No of Dwellings:
Survey date: WEDNESDAY
KC-03-A-08
MIXED HOUSES
MAIDSTONE ROAD
CHARING
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: TUESDAY

363
27/09/17

288
27/09/17

159
22/05/18

Survey Type: MANUAL
ISLE OF WIGHT

Survey Type: MANUAL
KENT

Survey Type: MANUAL
KENT

Survey Type: MANUAL
KENT

Survey Type: MANUAL
KENT

Survey Type: MANUAL
KENT

Survey Type: MANUAL
KENT

Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)
17

18

19

20

21

22

23

24

LE-03-A-02
MELBOURNE ROAD
IBSTOCK

DETACHED & OTHERS

LEICESTERSHIRE

Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
85
Survey date: THURSDAY
28/06/18
LN-03-A-03
SEMI DETACHED
ROOKERY LANE
LINCOLN
BOULTHAM
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total No of Dwellings:
22
Survey date: TUESDAY
18/09/12
LN-03-A-04
DETACHED & SEMI-DETACHED
EGERTON ROAD
LINCOLN
Edge of Town Centre
Residential Zone
Total No of Dwellings:
30
Survey date: MONDAY
29/06/15
NF-03-A-01
SEMI DET. & BUNGALOWS
YARMOUTH ROAD
CAISTER-ON-SEA
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total No of Dwellings:
Survey date: TUESDAY
NF-03-A-02
HOUSES & FLATS
DEREHAM ROAD
NORWICH
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total No of Dwellings:
Survey date: MONDAY
NF-03-A-03
DETACHED HOUSES
HALING WAY
THETFORD
Edge of Town
Residential Zone
Total No of Dwellings:
Survey date: WEDNESDAY
NF-03-A-04
MIXED HOUSES
NORTH WALSHAM ROAD
NORTH WALSHAM
Edge of Town
Residential Zone
Total No of Dwellings:
Survey date: WEDNESDAY
NF-03-A-05
MIXED HOUSES
HEATH DRIVE
HOLT
Edge of Town
Residential Zone
Total No of Dwellings:
Survey date: THURSDAY

27
16/10/12

98
22/10/12

10
16/09/15

70
18/09/19

40
19/09/19

Survey Type: MANUAL
LINCOLNSHIRE

Survey Type: MANUAL
LINCOLNSHIRE

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)
25

26

27

28

29

30

31

32

NF-03-A-06
MIXED HOUSES
BEAUFORT WAY
GREAT YARMOUTH
BRADWELL
Edge of Town
Residential Zone
Total No of Dwellings:
275
Survey date: MONDAY
23/09/19
NF-03-A-08
MIXED HOUSES & FLATS
SIR ALFRED MUNNINGS RD
NEAR NORWICH
COSTESSEY
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
1817
Survey date: THURSDAY
19/09/19
NF-03-A-09
MIXED HOUSES & FLATS
ROUND HOUSE WAY
NORWICH
CRINGLEFORD
Edge of Town
Residential Zone
Total No of Dwellings:
984
Survey date: TUESDAY
24/09/19
SC-03-A-04
DETACHED & TERRACED
HIGH ROAD
BYFLEET
Edge of Town
Residential Zone
Total No of Dwellings:
Survey date: THURSDAY
SC-03-A-05
MIXED HOUSES
REIGATE ROAD
HORLEY

71
23/01/14

Edge of Town
Residential Zone
Total No of Dwellings:
207
Survey date: MONDAY
01/04/19
SF-03-A-04
DETACHED & BUNGALOWS
NORMANSTON DRIVE
LOWESTOFT
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total No of Dwellings:
Survey date: TUESDAY
SF-03-A-05
DETACHED HOUSES
VALE LANE
BURY ST EDMUNDS

7
23/10/12

Edge of Town
Residential Zone
Total No of Dwellings:
18
Survey date: WEDNESDAY
09/09/15
SF-03-A-06
DETACHED & SEMI-DETACHED
BURY ROAD
KENTFORD
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: FRIDAY

38
22/09/17

NORFOLK

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
SURREY

Survey Type: MANUAL
SURREY

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)
33

34

35

36

37

38

39

40

SF-03-A-07
FOXHALL ROAD
IPSWICH

MIXED HOUSES

Suburban Area (PPS6 Out of Centre)
Residential Zone
Total No of Dwellings:
Survey date: THURSDAY
WS-03-A-04
MIXED HOUSES
HILLS FARM LANE
HORSHAM
BROADBRIDGE HEATH
Edge of Town
Residential Zone
Total No of Dwellings:
Survey date: THURSDAY
WS-03-A-05
TERRACED & FLATS
UPPER SHOREHAM ROAD
SHOREHAM BY SEA
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total No of Dwellings:
Survey date: WEDNESDAY
WS-03-A-07
BUNGALOWS
EMMS LANE
NEAR HORSHAM
BROOKS GREEN
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: THURSDAY
WS-03-A-08
MIXED HOUSES
ROUNDSTONE LANE
ANGMERING

SUFFOLK

73
09/05/19

151
11/12/14

48
18/04/12

57
19/10/17

Edge of Town
Residential Zone
Total No of Dwellings:
180
Survey date: THURSDAY
19/04/18
WS-03-A-09
MIXED HOUSES & FLATS
LITTLEHAMPTON ROAD
WORTHING
WEST DURRINGTON
Edge of Town
Residential Zone
Total No of Dwellings:
197
Survey date: THURSDAY
05/07/18
WS-03-A-10
MIXED HOUSES
TODDINGTON LANE
LITTLEHAMPTON
WICK
Edge of Town
Residential Zone
Total No of Dwellings:
79
Survey date: WEDNESDAY
07/11/18
WS-03-A-11
MIXED HOUSES
ELLIS ROAD
WEST HORSHAM
S BROADBRIDGE HEATH
Edge of Town
Residential Zone
Total No of Dwellings:
918
Survey date: TUESDAY
02/04/19

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Stanstead Abbotts

TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL TOTAL VEHICLES
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.063
0.124
0.135
0.113
0.117
0.135
0.147
0.153
0.221
0.258
0.344
0.307

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

2.117

Trip
Rate

0.318
0.360
0.165
0.138
0.123
0.134
0.134
0.159
0.159
0.149
0.151
0.157

2.147

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.381
0.484
0.300
0.251
0.240
0.269
0.281
0.312
0.380
0.407
0.495
0.464

4.264

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

7 - 1817 (units: )
01/01/12 - 19/11/19
40
0
0
5
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Stanstead Abbotts

TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL CYCLISTS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.004
0.005
0.001
0.002
0.002
0.004
0.002
0.003
0.006
0.009
0.010
0.008

0.056

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.007
0.014
0.004
0.003
0.004
0.003
0.001
0.002
0.003
0.006
0.006
0.006

0.059

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.011
0.019
0.005
0.005
0.006
0.007
0.003
0.005
0.009
0.015
0.016
0.014

0.115

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Stanstead Abbotts

TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL VEHICLE OCCUPANTS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.078
0.163
0.183
0.161
0.169
0.196
0.211
0.233
0.393
0.445
0.552
0.471

3.255

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.490
0.629
0.252
0.210
0.182
0.190
0.194
0.218
0.228
0.227
0.222
0.249

3.291

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.568
0.792
0.435
0.371
0.351
0.386
0.405
0.451
0.621
0.672
0.774
0.720

6.546

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Stanstead Abbotts

TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL PEDESTRIANS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.011
0.025
0.022
0.018
0.017
0.020
0.018
0.021
0.056
0.037
0.031
0.032

0.308

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.030
0.073
0.023
0.024
0.018
0.016
0.016
0.021
0.026
0.020
0.022
0.028

0.317

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.041
0.098
0.045
0.042
0.035
0.036
0.034
0.042
0.082
0.057
0.053
0.060

0.625

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL BUS/TRAM PASSENGERS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.001
0.002
0.005
0.006
0.004
0.006
0.006
0.009
0.018
0.021
0.016
0.015

0.109

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.021
0.025
0.011
0.008
0.008
0.007
0.005
0.004
0.008
0.004
0.004
0.004

0.109

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.022
0.027
0.016
0.014
0.012
0.013
0.011
0.013
0.026
0.025
0.020
0.019

0.218

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Stanstead Abbotts

TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL TOTAL RAIL PASSENGERS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.001
0.000
0.001
0.001
0.001
0.002
0.001
0.001
0.002
0.003
0.007
0.008

0.028

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.006
0.008
0.004
0.002
0.001
0.001
0.000
0.001
0.000
0.001
0.001
0.001

0.026

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.007
0.008
0.005
0.003
0.002
0.003
0.001
0.002
0.002
0.004
0.008
0.009

0.054

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Stanstead Abbotts

TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL PUBLIC TRANSPORT USERS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.002
0.002
0.005
0.007
0.006
0.008
0.007
0.010
0.021
0.025
0.023
0.023

0.139

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.028
0.034
0.015
0.010
0.009
0.008
0.005
0.005
0.009
0.005
0.005
0.005

0.138

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.030
0.036
0.020
0.017
0.015
0.016
0.012
0.015
0.030
0.030
0.028
0.028

0.277

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

MULTI-MODAL TOTAL PEOPLE
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.095
0.195
0.211
0.189
0.194
0.228
0.238
0.268
0.475
0.515
0.616
0.534

3.758

DEPARTURES
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.554
0.749
0.294
0.247
0.212
0.217
0.216
0.247
0.266
0.257
0.254
0.288

3.801

TOTALS
Ave.
DWELLS

No.
Days

40
40
40
40
40
40
40
40
40
40
40
40

192
192
192
192
192
192
192
192
192
192
192
192

Trip
Rate

0.649
0.944
0.505
0.436
0.406
0.445
0.454
0.515
0.741
0.772
0.870
0.822

7.559

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

Appendix E – CrashMap Plan
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Reps to Issues and Options December 2020 – On Behalf of Zakari Investments Limited
PART 1 – Development a Spatial Strategy
Paragraph 3.2
Summary
Care must be taken that previously developed site in sustainable locations that have been proven to
be unattractive to the horse racing industry over a number of years are not prevented from being
redeveloped to meet the needs of both the local population and the wider environment.
Main text
While the need to “ensure a variety of new housing has been provided in appropriate locations, that
meet both the needs of the population and the environment” is welcomed, care must be taken that
previously developed site in sustainable locations that have been proven to be unattractive to the
horse racing industry over a number of years are not prevented from being redeveloped to meet the
needs of both the local population and the wider environment. It is not the role of the planning system
to preserve land indefinitely for a particular industry in the vain hope that it may become attractive
again in the future. As is evidenced by the recent changes to the Use Classes order, town centres
need the ability to respond to the realities of a changing market rather than be unduly restrained by
outdated policies that no longer reflect the realities of the industries they are trying to protect.
Paragraph 117 of the National Planning Policy Framework 2019 (NPPF) states that “strategic policies
should set out a clear strategy for accommodating objectively assessed needs, in a way that makes
as much use as possible of previously-developed or ‘brownfield’ land.” Paragraph 68 of the NPPF
recognizes that “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.”

Part 1.4
Summary
Care must be taken to balance the needs of the population, environment, economy and the
horseracing industry without one being given undue prominence over the other.
Main Text
Paragraph 117 of the National Planning Policy Framework 2019 (NPPF) states that “strategic policies
should set out a clear strategy for accommodating objectively assessed needs, in a way that makes
as much use as possible of previously-developed or ‘brownfield’ land.” Care must be taken to balance
the needs of the population, environment, economy and the horseracing industry to ensure that
Newmarket can adapt and grow by making use of previously developed site in sustainable locations
that have been proven to be unattractive to the horseracing industry over a number of years.
Para 4.1
Strategic plan priority – Increased and improved provision of appropriate housing in West
Suffolk in both our towns and rural areas.
Summary
Priority should be given to the redevelopment of previously development land in the main towns of
Bury St Edmunds, Newmarket, Haverhill and Mildenhall.
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Main Text
The recognition that there is a strategic priority to increase that provision of housing in Suffolk’s towns
and villages is welcomed. Priority should be given to the redevelopment of previously developed land
in the main towns of Bury St Edmunds, Newmarket, Haverhill and Mildenhall.
Para 4.1
Homes
Summary
The location of homes is a key consideration and priority should be given to the redevelopment of
previously development land in the main towns of Bury St Edmunds, Newmarket, Haverhill and
Mildenhall.
Main Text
The location of homes is a key consideration and priority should be given to the redevelopment of
previously developed land in the main towns of Bury St Edmunds, Newmarket, Haverhill and
Mildenhall.
Para 4.1
Environment
Summary
The focus of development must be on previously developed sites within the settlement boundaries of
the existing towns and villages to reduce the pressure on the open countryside, while offering
opportunities to significantly improve the appearance and bio-diversity of the built environment.
Main Text
In order to conserve, enhance and protect the character, quality and appearance of the natural and
historic environment and distinct landscapes, promote the sustainable use of natural resources,
increase the provision of multi-use green spaces and corridors and ensure that new development
maximises the potential to reduce its environmental impact, the focus of development must be on
previously developed sites within the settlement boundaries of the existing settlements. The
redevelopment of such sites enables the creation of attractive and vibrant places to live, while
addressing any contamination issues and providing opportunities for green space and biodiversity
enhancements on previously developed sites.
Para 4.1
Connectivity and accessibility
Summary
In order to achieve the aim of a more connected and accessible urban environment the focus of
development must be within or adjacent to the existing towns with a particular emphasis on the
redevelopment of previously developed sites.
Main Text
The commitment to “reduce the need for travel and make access to jobs, facilities and green space by
public transport, walking and cycling safer and easier” is welcomed. In order to achieve the aim of a
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more connected and accessible urban environment the focus of development must be within or
adjacent to the existing towns with a particular emphasis on the redevelopment of previously
developed sites. There is an increased need for a flexible approach to land use in order to reflect the
changing demands of locally important industries, such as horseracing and the wider economic
landscape.
Strategic issue 1: question
Please tell us about any changes you think we should make to the climate change section
In order to help reduce climate change new housing must be located close to employment and local
services so as to encourage walking and cycling rather than trips by private car. Focus must be given
to the redevelopment of previously developed sites within the main towns to help create
environmental improvements on site through the removal of contamination and the strategic planting
and bio-diversity enhancements. Such a focus on delivering new development on sustainable
brownfield sites will help to protect the open countryside from urban sprawl and the associated travel
and bio-diversity implications associated with developing ever outwards.
Strategic issue 2: question
Please tell us about any changes you think we should make to the right homes for our
communities section.
Given the average annual housing delivery identified in the Issues and Options consultation of 637
dwellings per annum, the locally identified need to deliver 886 dwellings per annum and the minimum
target set by government of 800 dwellings per annum it is clear that the council should allocate land to
deliver at least 17,720 (20 x 886) dwellings over the 20-year Plan period. The delivery of the
additional homes more quickly will require the council to take a more pragmatic approach to the
development of small /medium sided and often previously developed sites, which as paragraph 68 of
the National Planning Policy Framework (2019) states can “…often [be] built-out relatively quickly.”
The need to deliver homes close to existing jobs and services will require the council to step away
from protectionist policies of old and look towards a more flexible and pragmatic approach to land
use, particularly in Newmarket.
Strategic issue 3: question 1
Please tell us about any changes you think we should make to the economic growth and
provision of strategic infrastructure section.
Care must be taken to ensure that while promoting certain sectors of the economy, sustainably
located sites that have been shown to be no longer attractive to a particular industry for which they
were previously used are not prevented from contributing to the economy through other uses be that
commercial, residential or another sector.
Types of place and settlement hierarchy question
Do you think that the six types of place identified for West Suffolk are the right ones?
Strongly Agree
Draft settlement hierarchy question 1
Do you think that the positions of the settlements within the draft settlement hierarchy are
correct?
Strongly Agree
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Para 5.47
Option 2: Focus development in the towns and key service centres where infrastructure and
environmental constraints allow
The focus of delivering additional development in the existing towns and key service centres is
favoured over the uncertainty of delivery and sustainability of new towns. Providing development in
sustainable location where existing infrastructure and services that can be upgraded as necessary to
cope with additional demand will speed delivery. Option 2 also provides opportunities for small-scale
development in the rural area that is proportionate to the size of the settlement to ensure that both the
settlements and their communities continue to thrive. The lower than required annual delivery of
housing will not be facilitated by the delivery of new towns, which by their nature would be unlikely to
deliver any dwellings until the latter half of the plan period. The risk of saturating the market in a
particular location will also drive down delivery rates so that developers can still secure the anticipated
returns from the developments proposed. The existing settlement growth along with an acceptance
that small and medium sized development sites are often delivered more quickly should be the
guiding force when determining the overall strategy and site allocations in the Local Plan.
Broad options for distribution of growth question
Please rank the distribution options in the order of which you feel will be the most appropriate
and sustainable to meet the district’s housing needs to 2040 (with 1 being the most
appropriate and 4 the least appropriate):
First:

Option 2: focus development in the towns and key service centres where
infrastructure and environmental constraints allow.

Second:

Option 3: focus growth on the towns, key service centres and local service centres
through urban extensions and infilling.

Third:

Option 4: disperse development around the district allocating sites across the towns,
service centres and villages to allow them to grow.

Fourth:

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

PART 2 – Local Issues
Issues for the local plan
Providing homes of the right size, type and tenure, in the right place
The commitment to “providing homes of the right size, type and tenure, in the right place” is
welcomed; however, it must be recognised that this will require a more flexible approach to land use,
particularly where vacant employment or horseracing sites have previously been protected
indefinitely. Where site have been shown to be unattractive to potential occupiers the redevelopment,
conversion or change of use of the sites to another land use should be considered favourably.
Para 9.5 – Horseracing
While the importance of the horseracing industry to Newmarket is not contested the continued
protection of sites, previously used but no longer of interest to the horseracing industry, from
development is a blight on the townscape. The Grade II Listed Queensbury Stables and Yard Wall is
a case in point where numerous proposals to redevelop the site have been refused on the basis that a
racehorse trainer might one day want to reuse the site has over the last few decades meant that the
site has remained unused and without a value in use it has slowly deteriorated so as to put the
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designated heritage asset at risk and creating an eyesore on the Newmarket High Street. A
pragmatic approach should be taken, where it can be demonstrated through a marketing campaign,
typically of 12 months as is the case with other changes of use, that a site is no longer of interest to
the horseracing industry i.e. there is no real prospect of its reuse in the next five years then
consideration ought to be given to suitable alternative uses that will make a positive contribution to the
town making it an attractive place to live, work and visit.
Horseracing question 1
Are there any horseracing related issues that we have missed?
The success of the horseracing industry is not achieved by preventing the redevelopment of sites
previously used for but no longer of interest to the horseracing industry. Care must be taken that
such policies do not in fact result in a deterioration of the townscape to the point that the town
becomes an unattractive place to visit. Provision must be made for the release of site previously used
for horseracing related uses for alternative uses, where it can be demonstrated that the site is no
longer of interest to the industry and where its redevelopment will make a positive contribution to the
town and not negatively impact its ability to continue to be the centre of horseracing in the United
Kingdom.
Horseracing question 2
If you know of any sites or proposals for racehorse industry related uses that should be
allocated in the new plan
The success of the horseracing industry is not achieved by preventing the redevelopment of sites
previously used for but no longer of interest to the horseracing industry. Care must be taken that
such policies do not in fact result in a deterioration of the townscape to the point that the town
becomes an unattractive place to live, work and visit. Provision must be made for the release of site
previously used for horseracing related uses for alternative uses, where it can be demonstrated that
the site is no longer of interest to the industry and where its redevelopment will make a positive
contribution to the town and not negatively impact its ability to continue to be the centre of horseracing
in the United Kingdom.
PART 3 – Settlements
Newmarket settlement map showing SHELAA included sites
A further site should be considered for inclusion in the Local Plan for residential development; namely
the Land off Rowley Drive, previously known as Holland House Stables, which has been vacant for a
number of years and all the buildings removed. The site should either be considered as a standalone
site or as an extension to the existing allocation site SA6(b) of the Forest Heath Plan and site SW149
of the West Suffolk Strategic Housing and Economic Land Availability Assessment (SHELAA), which
has been brought forward for consideration as part of the Issues and Options consultation.
The site is suitable, available and deliverable as demonstrated by the following supporting
documentation:




Indicative Masterplan
o Showing an indicative capacity of 15 dwellings
o Showing a single access to Rowley Drive
o Site area of 0.62 hectares
Transport / Access Statement
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o





Illustrating the potential access point and measures proposed to facilitate the crossing
of The Rows horse walk
o Concluding that there is no highway safety or capacity reasons why the site could not
be redeveloped for residential use
Flood Risk and Drainage Statement
o Illustrates that the site has both foul and surface water sewers in close proximity
o Concluding that site is suitable for residential development from a flood risk and
drainage perspective. No built development would be located in an area at risk of
flooding and therefore with an effective surface water strategy in place, would not
increase flood risk elsewhere onsite or elsewhere offsite. Given the local geology and
the proximity of the site to the surface water and public foul sewer, there are also
practical and sustainable solutions for foul and surface water drainage
Marketing Report
o Illustrating that the previous planning permission for a 60 box training yard has
proved unattractive to the horseracing industry since its approval in 2014

