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Haverhill Area Working Party 
11 June 2009

Replacement St Edmundsbury Borough Local Plan 2016 – 
Policy HAV2: Strategic Housing Site North West Haverhill: 

Approval of Masterplan 

Summary

1. Land at North West Haverhill is allocated in Policy HAV2 of the Replacement 
Local Plan for housing, a primary school, recreational open space and a local 
centre or centres.  The Local Plan states that development cannot proceed 
until a masterplan has been adopted for the site and this is to be informed 
by a concept statement.

2. A concept statement was prepared by the Council and adopted in October 
2007 and a draft masterplan has subsequently been prepared by consultants 
on behalf of the landowners. Public consultation took place in February and 
March 2009 and the masterplan has been amended in the light of the 
comments received. They are now seeking the Council’s approval of the 
masterplan as planning guidance.  

3. Your officers are satisfied that the masterplan and the proposals within it, 
have been prepared in accordance with the adopted Replacement Borough 
Local Plan and the council’s protocol for preparing masterplans and should 
be adopted as non-statutory planning guidance. 

1.  Purpose of the Report 

1.1 The purpose of this report is to consider the draft masterplan for the 
development of the strategic housing site at North West Haverhill and 
recommend its approval as non-statutory planning guidance.   
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2. Background 

2.1 Policy HAV2 of the adopted Replacement St Edmundsbury Borough Local Plan 
allocates 42 hectares of land at North West Haverhill for housing (up to 755 
dwellings to 2016 including affordable housing provision of 40% in accordance 
with Policy H3), a primary school, recreational open space and a local centre or 
centres which could include local shops and community, health and recreation 
uses. The Policy also requires the completion of the North West Relief Road linking 
Withersfield Road (Meldham Bridge) to Wratting Road (adjacent to the Rising Sun 
(now known as The Fox)),and a strategic landscape buffer to the north of the 
relief road. Applications for planning permission will only be determined once a 
Masterplan has been approved and that the Masterplan should be prepared in 
accordance with a Concept Statement for the site.    

2.2 A Concept Statement for the development of the area was prepared by the 
Borough Council and adopted as planning guidance in October 2007. This was 
considered by the Working Party at its meeting on 6 September 2007 (Paper Y182 
refers).

3. The Masterplan 

3.1 A copy of the draft Masterplan is attached as Appendix A to the report and can 
also be accessed at 
http://www.stedmundsbury.gov.uk/sebc/live/documents/reports/North%20West%
20HAVERHILL%20MASTERPLAN.pdf

3.2 The draft masterplan is a comprehensive document which:- 

(a) outlines the strategic frameworks and design solutions based on the 
guidelines within the Concept Statement to inform and shape future 
development; 

(b) seeks to demonstrate how the principles set in the Concept Statement can 
be applied on the ground; 

(c) provides for 755 units as set out in the Local Plan to 2016 and a total of up 
to 1150 units beyond 2016 for the full Masterplan area; 

(d) creates an overall strategy to which detailed design proposals must accord; 

(e) sets out a vision for the creation of character within different areas; and 

(f) creates a vision which will be translated into detailed rules in a subsequent 
Design Code.  

3.3 The draft Masterplan has been the subject of significant discussion/negotiation 
with officers and key stakeholders prior to the commencement of public 
consultation.
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4 Summary of Public Consultation 

4.1 The draft Masterplan has been prepared in accordance with the Council’s  adopted 
protocol. It has been the subject of public consultation undertaken by Bidwells (on 
behalf of the landowners) from 20 February 2009 until 19 March 2009. 
Consultation letters, with copies of the draft Masterplan, were also sent to 
statutory and other consultees. This is in accordance with the Local Development 
Framework Statement of Community Involvement. Full details of the public 
response are included in the Public Consultation Report which can be accessed at 
http://www.stedmundsbury.gov.uk/sebc/live/documents/reports/Consultation%20
Comment%20Report.pdf

4.2 The principal issues raised during consultation are summarised as follows:- 

 (a) Housing

(i) concern at heights and densities; 
(ii) support for higher/top quality houses; and 
(iii) houses should be set back further from Ann Suckling Road. 

 (b) Highway 

(i) limited capacity on A1307 to accommodate additional travel; 
(ii) Relief Road will be beneficial; 
(iii) concern at capacity and safety of Hales Barn Road; 
(iv) concern relating to potential for additional traffic on Ann Suckling 

Road and its junction with Wratting Road; 
(v) concern that current car parking standards are too low; and 
(vi) concern about potential noise levels from Relief Road. 

 (c) Landscape/Open Space

(i) pleased with green spaces being provided; 
(ii) tree planting required to the north of the Relief Road; and 
(iii) lack of green spaces and buffer to Boyton Hall Estate/Ann Suckling 

Road. 

 (d) Other Matters 

(i) pleased with location of Local Centre and school, but concern that 
centre could attract antisocial behaviour and become unpleasant; 

(ii) refreshing approach taken including variety of street design, 
housing mix and open space; 

(iii) will help support the growth of Haverhill; 
(iv) concerns relating to drainage and flooding; and 
(v) lack of jobs in Haverhill to accommodate growth proposal. 
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4.3 Various amendments and additional details have been provided in respect of the 
draft Masterplan in response to the consultation process, the full detail of which 
can be viewed in the Community Involvement Statement which includes a 
supplement which incorporates all the representations received. Both documents 
can be accessed at 
http://www.stedmundsbury.gov.uk/sebc/live/documents/reports/Community%20I
nvolvement%20Statement.pdf

4.4 The principal amendments to the Masterplan are summarised as follows:- 

 (a) Housing

(i) the density framework has been amended. Although the overall 
density remains the same, the upper band of 57 to 62 dwellings per 
hectare has been deleted and the lower limit has been amended 
from 27 to 37 dwellings to below 35 dwellings per hectare; and 

(ii) the building height framework has been amended with the Local 
Centre maximum height reduced from 4 to 3.5 storeys, a new 
height band of 2 to 3 storeys introduced and the 1.5 to 2.5 storey 
height band increased to include the entire north eastern area. 

 (b) Landscape/Open Space 

(i) additional planting has been introduced to both sides of the Relief 
Road; 

(ii) a new area of open space has been introduced to the north of Ann 
Suckling Way incorporating a footway link beyond to further green 
areas;

(iii) development to the north of Ann Suckling Way has been set further 
back to create a green edge; and 

(iv) the green area to the rear of Falklands Road has been widened.  

5. External Assessment 

5.1 Following the public consultation, the amended draft Masterplan has been 
submitted to the Commission for Architecture and the Built Environment (CABE) 
for consideration. It was considered at their Design Review Panel in May 2009 
attended by the officers and the landowner’s consultants. The Review Panel took 
the form of a brief presentation with 12 display boards, followed by an informal 
discussion. It was not possible to go into all the detail of the Masterplan in the 
limited time available. The formal written response from the Panel is still awaited 
and will be reported orally.  
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5.2 Initial feedback received on the day from the Review Panel is summarised as 
 follows:- 

(a) the Masterplan needs to be a coherent document. It starts with the 
existing structure and landscape, but not sure how it then relates to the 
existing built development; 

(b) where are the primary open space links and what is the rationale behind 
what it is trying to achieve; 

(c) there is concern at the buffer spaces between the existing development 
and the Masterplan area; 

(d) the playing area for the school is critical and should be seen as part of the 
open space. How does it sit with open space and security? There is 
potential conflict with the rear of surrounding properties; and 

(e) roads do not really follow the Manual for Streets; 

(f) the building blocks need to differentiate density and typology from place to 
place and respond to orientation; and 

(g) there is a need for the local centre to create a sense of place rather than 
read as the intersection of roads. 

5.3 The issues raised by the Panel are currently being considered by the landowner’s 
consultants, but no action will be taken until the formal observations are received. 
Should these observations require further minor amendments to the Masterplan, 
the officers propose that these could be made through negotiation with the 
landowner’s consultants and the proposed changes be incorporated prior to the 
adoption of the Masterplan by Full Council.    

6. Conclusion

6.1 The officers are satisfied that the consultation process has been thorough, is in 
accordance with the Council’s adopted Statement of Community Involvement and 
that there is no further need for further consultation on the draft Masterplan. 
There will be full consultation undertaken in due course in respect of any 
subsequent planning applications. 

6.2 Futhermore, the officers are satisfied that the draft Masterplan, as amended, is in 
accordance with the adopted Concept Statement, the adopted St Edmundsbury 
Borough Local Plan 2016 (Local Plan) and relevant national and regional planning 
policies. It would, therefore, be appropriate to recommend the adoption of the 
Masterplan as non-statutory planning guidance to form material considerations for 
the determination of future planning applications on land covered by Policy HAV2 
and HAV8 (Relief Road) of the Local Plan. 
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7. Recommendation

7.1 It is RECOMMENDED that, subject to the approval of the Cabinet and full 
Council, the Masterplan for the development of North West Haverhill, as contained 
in Appendix A to Report A35, be adopted as non-statutory planning guidance. 

For further information, please contact:- 
Chris Rand, Principal Planning Policy Officer, Planning and Engineering Services. 
Telephone: (01284) 757352 or email: chris.rand@stedsbc.gov.uk

W:\Democratic WP Services\Committee\Reports\Haverhill Area Working Party\2009\09.06.11\NW Haverhill Masterplan.doc 
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