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A.  Executive Summary  
 

1.  In 2016, the Council updated its masterplan for the Western Way Development 

(WWD) to extend not just the area of  the site but also the ambition of the 

project . This included  adding not only a larger Public Service Village (PSV)  but 

new  commercial and student accommodation elements , creating an even  wider 

range of benefits .  At the same time, it was agreed by the Council to work on 

delivering such a scheme .  The WWD covers the areas shaded blue and purple 

in the plan below, but also affects the area in orange and has an indirect 

impact on other neighbouring sites owned by West Suffolk College (and vice -

versa ).  

 
 

2.  There is no ódo nothingô option for the WWD insofar as: 

 
Å the Council has already committed to deliver the masterplan for the site to 

achieve wide strategic objectives;  

Å the Councilôs depot building will be vacant from 2021 onwards;  

Å the Councilôs leisure centre will  likely  require substantial maintenance and 

complete re furbishment within the next 10 years;  

Å neighbouring sites to WWD will come forward irrespectively but with less 

scope for a coordinated and integrated solution . There is a possibility th ey 

will  also  limit the potential and value of the WWD site (for instance, 

absorbing available highway capacity); and  

Å partner organisations will similarly have to make property decisions in the 

coming years.  

 
3.  In this context, and b uilding on the strong trac k record for co - location in the 

Suffolk public sector, the Western Way Development (WWD) now has the 

potential  to deliver another radical step change in the regeneration and sharing 

of the public estate; potentially bringing together a large amount of new 



employment space, student accommodation, education, leisure facilities, health 

and multiple other public , voluntary and community  services in a single area to 

improve public access, service delivery and efficiency, and promote skills and 

enterprise.  

 
4.  Benef its, in keeping with the aims of the national One Public Estate 

Programme, would be:  

 

¶ Savings in property running costs  

¶ More integrated and efficient public services  

¶ Capital receipts from vacated sites  

¶ New homes and jobs for West Suffolk.  

   
5.  This Outline Business Case  explains the case for such an investment in West 

Suffolk , demonstrates the most effective technical model for achieving it  and 

requests approval to take the next step towards delivering it within the next 

four years.  

 
6.  Having thoroughly teste d the 2016 masterplan concept of a campus style 

development, and hybrids in between, the project team is proposing a 

preferred regeneration option which re -uses the existing frame and concrete 

pad of the depot building when it is vacated in the early 2020s .  A structural 

engineer has confirmed the existing frame is fundamentally sound.    

 
7.  As shown in the following diagrams, this design evolution results in a scheme 

which meets the project objectives of both financial deliverability and 

maximising the potential benefits of the PSV  concept , as well as staying true to 

the vision in the masterplan for a bold regeneration.   

  



2016 
Masterplan 

óCampusô 
Concept  

 

 

 
 

¶ Strong 
architectual 

vision  
¶ Good on phasing  
¶ Expensive  

¶ Weak on 
integration  

¶ Doesnôt relocate 
leisure centre  

¶ Requires large 

multi - storey car 
park  (MSCP)  

 

óHybridô 
Concept of 

extending West 
Suffolk House, 

alongside a 
campus of 

other buildings  

  

 
 

 

¶ Good on 
integration for 

most services  
¶ Relocates leisure 

centre (but still 
standalone )  

¶ Expensive  

¶ Weak  on phasing  
¶ Still requires 

large MSCP 
¶ Requires 

relocation of 

skatepark  

Preferred 

Concept of a 
single building 

on the main 

site, created by 
using and 

extending the 
existing depot 

frame, with 

separate 
student 

accommodation 
and a new 
athletics 

pavilion.  

 

¶ Most cost 

effective  
¶ Strong on 

phasing  

¶ Flexible and 
future -proofed 

design  
¶ Complete 

integration of 

services  
¶ Requires only a 

small MSCP (if at 
all)  

¶ Environmentally 

strong due to re -
use of existing 

building  
 

 

  



8.  As highlighted in the table above, this preferred option has several key  

advantages:  

 

¶ By sharing building infrastructure, increasing surface car parking and 

saving the cost of groundworks and a frame, it would be more costs 

effective than the other models.  For example,  the commercial office 

space could be 17% cheaper than a conventional new build.  

 

¶ In terms of phasing, it will enable a start of works as soon as the Council 

vacates its end of the depot, so is not dependent on the timetable for 

possession of the NHS logis tics facility, as illustrated in the phasing plans 

shown below  (these are shown in greater detail in the main plan).  

 

  
Phasing option 1  Phasing option 2  

 
¶ As a simple frame, it is extremely flexible for the first and any later 

phases of the WWD, allowing upward and outward extension and 

unlimited scope for internal layouts.  Minimising the footprint of buildings 

on the site and avoiding the need for a large MSCP, also creates long -

term flexibility for the WWD site in general.  

 

¶ By having all occupi ers (other than the student accommodation and 

track pavilion) in a single building, and the scope to link the facilities to 

West Suffolk House with a bridge, the scope for integration of public, 

voluntary and private sector uses is the highest, specificall y offering the 

chance to integrate leisure and health together.  

 
9.  The Outline Business Case  also explains, in a separate appendix, the case for 

taking the opportunity offered by the WWD to replace and upgrade Bury St 

Edmunds ô leisure centre to form an integral part of the PSV, adjacent to the 

existing skatepark. This will leave the current site for other, more appropriate 

uses, particularly student accommodation and on -site parking provision.  More 

importantly, it will form a large community benefit of the Councilôs investment 

in the WWD.  

 
10.  The c urrent leisure c entre is 43 years old and will likely require in the region of 

£13m of maintenance and refurbishment in the next 10 years to extend its life 

by 20 -30 years, after which a full rebuild will likely be re quired.   

 



 
 

11.  As well as being more affordable in the long - run, as the graph above shows, 

this is a cost the Council will have to meet in any event, and money it will have 

to find in order to maintain services.  Replacing the facility as part of a wider,  

integrated PSV scheme will avoid a long gap in provision .  It will also offer not 

only economies of scale in the construction process but also savings estimated 

to be in the region of 7% of the size of the building itself due to sharing things 

like plant r ooms and receptions, including commensurate savings in running 

costs.  Just as importantly, it will offer a more attractive facility that  will be 

better suited to the needs of the community for now and in the future, and one 

which will be integrated with h ealth provision similar to our other West Suffolk 

hub projects.  

 
12.  In addition to examining the case for a new leisure centre, the Council has 

spent the last two years working with partners under the One Public Estate 

Programme to establish their potential needs in the WWD to sit alongside what 

has been estimated by advisers as a potential long - term demand for up to 

6000m2 of commercial office space.   Although, like the Council itself, they are 

not formally committed to deliver the project at this point , p ublic sector 

partners have signed declarations of intent to explore the business case and, as 

a further sign of their commitment, some have also funded some of the 

specialist advice that will be required.  Many are also parties to Memoranda of 

Understanding  to govern the partnership arrangements for the project.  Most of 

the partners involved are also involved in some or all of the Councilôs existing 

or planned projects for shared buildings in the other market towns in West 

Suffolk.  

 
13.  This joint work to date has resulted in an indicative target scheme for 

delivering the next phase of the Public Service Village (PSV), which includes a 

large extension to the existing depot frame to accommodate most of the leisure 

centre.  This target scheme is aspirational at th is Outline Business Case stage, 

since it is entirely dependent on the formal sign -up of partners in the next year 

and attracting external funding from a range of sources.  It is also almost 

certain to evolve before the Final Business Case and any planning application.  

 



14.  Given the dependencies involved in the target model, a cheaper baseline model 

has also been prepared which only requires a small extension, but still delivers 

significant benefits.  

 

15.  The two indicative schemes can be summarised as follows:  

Po tential Occupier / Partner  Baseline Model 

(Limited PSV)  

m2  

Target Model 

(Fuller PSV)  

m2  

Combined Public Sector Space (not broken 

down)  

9,103  n/a  

Public Sector Office and/or Public Access 

Facilities, including support/staff spaces 

for other building uses below  

n/a  7,215  

Health Facility  n/a  6,929  

Emergency Services  n/a  2,607  

Commercial Space  6,865  5,239  

Energy Centre  193  193  

Leisure Centre  7,166  7,166  

Athletics Pavilion  140  140  

Student Accommodation  3,975  3,975  

Total Area Proposed:  27,442  33,464  

 

NB Neither model includes the existing accommodation already in West Suffolk 

House, which would be integrated with the new scheme in either scenario, but 

to varying degrees.  

 

 

16.  As a further safeguard, the model of re -using the frame is very flexible.  So not 

only can the design continue to evolve before the Final Business Case, but 

partners will also have options to join in later phases if this was better for 

them.     

 
17.  To show the potential of the scheme, some indicative design work for the 

target model has been prepared.  The key features are: an internal óstreetô to 

bring the PSV óto lifeô by joining up all activities within it (public and private); 

and a large single,  shared reception area which will link the offices, advice 

centre, meeting spaces, leisure centre, health centre and café at the western 

end of the existing frame.  An illustrative concept drawing of the external 

treatment, showing this western end of the building provided on the cover 

illustration to this business case.  The potential for the internal óstreetô is shown 

below in a potential view looking eastwards from the shared reception area.  

 



 
 

18.  The Outline Business Case proposes a number of criteria fo r the approval of 

any Final Business Case project, including the following spending objectives  for 

the Council :  

Å at worst, a break -even scheme over the life of the project after external 
funding; and  

Å a deliverable scheme irrespective of who or what is incorporated in the 
development.  

 
19.  At this Outline Business Case stage, it is clear that further mitigation of the 

financial model will be needed if these targets are to be met, and the full 

ambition of the  project is to be realised.  As a baseline for a deliverable Final 

Business Case, and also to make the case for external funding, if the Council 

were to attempt to take on the full cost of the development , both options 

currently have a funding gap which mu st be closed.  

Estimated Capital Required  

before Mitigation  

Baseline 
Model  

£m  

Target 
Model  

£m  

Variance 

£m  

Total  102.38  122.31  19.93  
    

Annual Revenue Implications  
before Mitigation  

Baseline 

Model  
£m  

Target 

Model  
£m  

Variance 
£m  

Surplus/ (Deficit )  after Borrowing 
Costs  (1.65 )  (2.41)  (0.76)  



20.  If this sum is adjusted to remove the cost of the leisure centre which the 

Council would be meeting anyway, the surplus deficit is:  

Annual Revenue Implications  
before Mitigation  

Baseline 
Model  

£m  

Target 
Model  

£m  

Variance  
£m  

Surplus/ (Deficit )  after Borrowing 

Costs  (1.07)  (1.50)  (0.43)  

 

21.  In either scenario, how would this gap be closed to zero by the time the Final 

Business Case is adopted?  

 
(a)  Partner funding  -  the model could change significantly if partners are 

able to invest higher amounts of capital, or attract external grants.   

 
(b)  External funding  -  delivering the full potential of the WWD will 

require some form of enabling funding and/or land release to a ddress 

the funding gap.  Part of adopting this Outline Business Case is to 

enable the Council to make that case to funders . 

 

(c)  Car parking  ï the objective of reducing or completely removing the 

need for a multi - storey car park is a critical part of closing t he funding 

gap.  

 

(d)  Value Engineering  ï the current estimates are based on standard 

industry costs per m2 and not a technical design for this scheme.  

 

(e)  Benefiting from shared facilities  -  design work to reduce duplicated 

spaces will drive more cost savings.   

 
(f)  Maximising the amount of commercial occupation  ï by 

minimising the amount of public space required  

 
(g)  Renewable energy  ï these are yet to be fully explored and therefore 

no allowance for this has been made in the financial analysis.  The 

estimated net benef it of renewables on the smaller Mildenhall Hub 

project is over £100,000 a year.  

 

(h)  Income from shared areas  ï The provision of multi - functional areas 

offers the opportunity to generate an income from these spaces by 

leasing these out to third parties.  

 

(i)  Fina ncing options  ï During the next stage, the Council will seek 

advice on the most advantageous mechanisms to fund delivery of this 

project.  

 

22. It is felt that there is sufficient scope in these mitigation measures to 

justify moving to the next stage of the pr oject under either option.  For 



instance, for every £10m of capital cost removed or external funding 

gained, the revenue gap woul d close by circa £550,000 per annum.  

 

23. As with any capital scheme, taking the project to the next stage will have 

a cost to the Council in the form of specialist advice, site surveys, design 

work, transport studies, project management, etc.  Due to the scale of the 

project, the total cost is estimated to be up to £1.5m, which is up to 1.5% 

of the project value.  This cost will be s hared with funders and partly met 

by external funds, and the balance of funding sought directly from the 

Council through  this Outline Business Case  will be  capped at  a maximum 

of £900,000.  

 

24. There are additional safeguards for this spending insofar as much of the 

work involved is transferable to any eventual scheme for the WWD, 

including sale of the site to a third party.  

 

25. It is also proposed in the Outline Business Case that an external and 

independent ógatewayô review of the project finances takes place before 

the Final Business Case is presented to councillors and partners.  

 

26. It is recognised in the masterplan, and  in  this OBC, that an investment of 

this size will have an impact on the surro unding area.  This impact 

obviously needs to be set against the wide benefits the WWD will bring to 

local people.  However, a  key part of the Final Business Case will also be 

showing that the scheme is capable of achieving planning consent , and is 

fully po licy compliant .  Advice for the Outline Business Case is that the 

preferred scheme is still consistent with the adopted masterplan, including 

its assessment  on highways capacity .  However, the project budget being 

sought for the next stage provides for a n ew and detailed transport 

assessment to take place before  the Final Business Case to ensure 

councillors have confidence on this critical issue.  Among other things , t his 

study will look at a travel plan  to minimise the need for direct car journeys 

to the s ite , as well as demonstrating that the highways network can cope 

with any extra traffic if suitable mitigation is put in place .   

 
27. Finally, the Outline Business Case also proposes two initial steps to 

manage project risks or reduce future costs. One is to jointly fund the 

marginal  cost of upgrading the Beetons Way/Western Way junction from 

the works already likely to be required by the Abbeygate  Sixth Form (if 

planning consent is approved) to minimise cost and disruption to the 

taxpayer.   The second is to authorise the officers to pursue temporary 

leases for off -site parking options within a mile of site to manage the 

construction period, and to  provide more flexibility for the initial parking 

strategy.  

 
 

 

  



B.  Structure and Aims of Outline Business Case  
 

1.   It is important not to confuse this outline  business case  (OBC)  with the final  

business case for the Western Way Development (WWD ) that  will be needed 

before the Council commits to make any planning application  in 2019 .   

2.   As this stage of the project, the intention is simply to give councillors and 
partners the confidence to take the next step of working up that final business 

case by d emonstrating that:  

a)  there is no ódo nothingô option for the site, and further transferable work is 

required whatever final scheme is eventually pursued;  
 

b)  from an appraisal of options, a preferred and flexible model for physically 

developing the site can already be identified, irrespective of the balance of 
uses in any actual development;  

 
c)  there is  also a compelling case for continuing to develop and test w ith 
partners an aspirational model to deliver the next phase of the óPublic 

Service Villageô (PSV) concept on the site, and to make this the target 
outcome;  

 
d)  external and partner investment will be needed to deliver the project and 

adopting a bold vision through this outline business case is essential to 

support any bids for such funding; but  equally  
 

e)  there  are other deliverable options that can meet the objectives of the 
adopted masterplan if that target model is not possible in full or part.  

 
3.   In short,  this document is seeking to demonstrate that the next stage of the 

project is a good investment of taxpayersô money.  Councillors are not being 

asked to approve details  or  funding models for the scheme that will actually be 

delivered , only the budget for the work to prepare them.   

4.   To make this argument, this document will be structured into three distinct 
elements, which reflect three sequential questions to be answered in progressing 

the project:  

 1.  An outline business case to deve lop Western Way using a preferred design 

approach  

Key Question  1 :  Given the advantages and safeguards it 
offers, i s this the best model through which to progress 

the WWD irrespective of uses?  

 

 

 2.  An outline business case (Appendix 1) to relocate the Bury St Edmunds 

leisure centre 1 as part of a wider development  of the site  

Key Question  2 :  Should any WWD include a replacement 

leisure centre as part of the core design?   
 

                                                           
1 Excluding the track which would be retained in its current location in all options.  



 3.  An outline business case to allow the PSV concept to be pursued further as 

the target model for the new development.  

Key Question  3 :  Should the PSV concept be the target 

outcome for the WWD?   
 

5.   The report will also propose some initial óholdingô actions that preserve the new 

West Suffolk Councilôs options going forward as a developer.   

6.   It will also, hopefully, assist partners in making their own separate decisions to 

proceed to the next stage of the scheme themselves.  

7.   On the above basis, the outline business case deliberately does not go into final 

levels of detail on matters of design and layout and cost, since these will 
inevitably continue to evolve before being presented in the final busi ness case.  
Furthermore, at this early stage, flexibility is crucial.   

 
8.   More importantly, this level of detail is also something councillors will want to 

consider separately as part of their planning role.  It is therefore important at 
this stage that councillors only consider the proposal in terms of the Councilôs 
role as landowner, developer and strategic body.  This  out line  business case 

does not represent the view of the Local Planning Authority, and any proposals 
that result from it will need to be tested by the full planning process, with proper 

public engagement and reference to adopted planning policy. Where a plann ing 
view is reported in the text, it reflects the initial, and without prejudice, informal 

opinion of planning officer(s).  

9.   As it relates to decisions that will be delivered by the new single council, in this 

document the use of term ñcouncilò in relation to internal matters is, unless 
stated otherwise, a reference to West Suffolk Council, which will be formed on 1 
April 2019.  Similarly, any assets owned by St Edmundsbury Borough Council 

(SEBC) will transfer to the new council on that date.  

 

  



C.  The Strategic Case  
(Why are we doing it and what are we trying to achieve?)  

 

1.   Background to Strategic Case and Scope of Project  
 
 

 What is the Western Way Development?  
 

1.1.   This is the strategic case for developing local authority land at Western Way with 

a preferred technical approach , and then using that design to create a Public 
Service Village .  T he specific arguments for replacing the leisure centre are 

contained in Appendix  1. Taken together, the aim is to adopt a preferred method 
of redeveloping the site in any eventuality, but with two target outcomes (the 
PSV and a new leisure centre within it).  

 
1.2.   This business case refers to the following land in local authority ownership:   

 

 
 

 What is already agreed?  

 
1.3.   Since June 2007, the large majority of the Western Way site has been allocated 

within the Replacement St Edmundsbury  Borough Local Plan 2016 (ñVision 2031ò) 

under Policy BSE17 as a redevelopment opportunity site for predomina ntly B1 
use. Current planning policy BV14 highlights the site as a General Employment 

area and policy BV15 states the site has opportunities to redevelop and re -use 
the site or buildings for alternative business / mixed activities which do not 
necessarily f it neatly into B use classes.  



1.4.   The 2006 masterplan was adopted and phase 1 of it has been completed with the 
opening of West Suffolk House in 2009.  This building has saved taxpayers a 
significant amount  of money since opening  due to savings in running c osts .  

Subsequent to its completion, the owners of the NHS logistics site agreed to 
include their land in the future development of the site. Given the wider options 

resulting from the inclusion of the NHS Logistics site, a new masterplan was 
developed and  adopted in 2016, reflecting a vast array of new opportunities.   
 

1.5.   Also in 2016, the Council agreed  to progress the option that best achieved the 
Councilôs objectives for the Western Way development site.   Prior to that decision 

being taken, the commercial considerations had been examined to establish 
whether the revised Masterplan w as financially feas ible.  That initial appraisal 

concluded that the most financially prudent option was for the Council to become , 
in effect,  the developer of the site.  Furthermore, it was decided that the Councilôs 
preferred option was for a comprehensive development of th e whole site including 

the NHS logistical building .  This option was the focus of the work that followed 
using that approved budget.  

 
1.6.   It should be noted, however, that in 2016 the Council did not own the whole site 

and, furthermore, the scope of the pro ject was very different to what is being 

proposed in this report.  Not least because the potential requirements of the 
public partners have changed since the masterplan was prepared.   In terms of 

phasing, the 2016 evaluations also assumed a start on site in 2018 which, at that 
time, was linked to the expected opening date of the West Suffolk Operational 
Hub.   

 
1.7.   Subsequent to those decisions, the Council purchased the NHS logistical building 

in October 2017 to give it the ability to deliver the agreed obj ectives.  
 

 What is the óPublic Service Village ô concept? 

 
1.8.   I n 2014, the project was adopted by the Cabinet Office and Local Government 

Association in their national One Public Estate (OPE) Programme.  The local and 
national public sector partners have been discussing the project since that time 
under the auspices of OPE .  They have concluded that,  building on the strong 

track record for co - location among the partners, the Western Way Development 
(WWD) has  the potential to deliver another radical step ch ange in the 

regeneration and sharing of the public estate ;  potentially bringing together a 
large  amount of new employment, education, leisure, health and a wide range of 
other public , voluntary organisations and community services in a single area to 

improve public access, service delivery and efficiency and to promote skills and 
enterprise.  This ambition has been described as the creation of a ñPublic Service 

Villageò (PSV), the first phase of which was the opening of West Suffolk House in 
2009; close to the leisure centre, West Suffolk College and three of the townôs 

secondary schools. This project would be phase II of the PSV.  
 

1.9.   Driving this ambition is the fact that m any of the public sector buildings in Bury 

St Edmunds are eit her reaching the end of their design - lives, are either too large 
or too small for likely future needs, are in need of complete refurbishment or 

replacement and/or sit on sites which have more beneficial alternative uses. 
These diverse assets are currently spread around the town, occupying around 6 
hectares . Like the Government, the partners recognise that this is increasingly 

inconsistent with the changing landscape of public service delivery. They are 



therefore looking for a model of public estate manageme nt which creates new 
jobs and homes, fosters collaboration and community identity, and capitalises on 
new technologies, both in building desi gn and information technology. In 

particular, the partners feel that any opportunity to reconfigure the public esta te 
to deliver improved outcomes in skills, educational attainment and health should 

be taken.  
 

1.10.   The WWD would not only provide a better property solution, it would also enable 
services to integrate and work together in an innovative way. By involving West 
Suffolk College, and including a significant amount of new enterprise space, the 

WWD would also allow for skills and employment to be progressed in the town, 
with the potential to link directly to a new proposed sixth form, apprenticeships 

and qualifications beyond degree level.  In addition, health and wellbeing could be 
improved in the area by upgr ading and integrating with the leisure facilities on 
the site.  

 
1.11.   Like the partnersô other hub projects in Mildenhall, Newmarket, Haverhill, 

Brandon  and Clare , it is believed that this project could be used as a national 
exemplar of good practice and could  be used as a model for other local 
authorities, large and small.  For this reason, the project is already part of the 

national One Public Estate (OPE) programme.  
 

1.12.   The potential of the WWD to achieve this ambition is already recognised in the  
adopted mas terplan and, with the relocation of depot operations from the site in 
the early 2020s, there is now t he opportunity to deliver it. This outline business 

case brings together work over the last few years to assemble partner interest 
and appraise options for  the site , and seeks to demonstrate why a WWD 

incorporating the next phase of the PSV is the target outcome for the overall 
scheme, over and above a baseline model.  
 

 How has the PSV work fed into this outline business case?  
 

1.13.   Under the auspices of the OPE programme, p ublic sector stakeholders (many of 
which are owner/occupiers of sites in Bury St Edmunds)  are actively engaged in 
discussions with the Council on the ir  potential accommodation and operational 

requirements within the WWD.  T his is captured i n the master planning options 
and costings in this OBC and planning work for the next phases of the project.   

 
1.14.   Completion of development appraisal modelling and securing the timely 

commitment of all parties remains a key aspect to progressing the projec t and to 

informing the finalisation of: the final WWD business case; phasing; refinement of 
masterplan layout; the scope of the planning application for the next stages of 

the project. Partners with local discretion to do so have therefore signed a multi -
partite Joint Declaration of Intent, which provides senior level commitments from 

al l the signatories to provide the capacity to explore and prepare a final business 
case for the WWD in 2019.  Detailed d iscussions with potential occupiers/partners 
are  conti nuing to advance with bi -partite Memorand a of Understanding and 

indicative high level draft Heads of Terms being prepared and, in most cases, 

signed.  

1.15.   Specifically, t hose WWD stakeholders in the health and social care sectors are 
working closely together  on the development of proposals for the WWD health 

and social care facilities with shared goals of greater service in tegration, 



improved overall customer service, and greater effi ciencies . A WWD Health 
Facility Operating Group  is well established . In supp ort of their work the group 
has jointly funded the commissioning  of an expert professio nal health planner 

who is working with all stakeholder to refine how the current and futur e needs of 
the likely occupiers , and all users of health facilities at WWD, can  most effectively 

be integrated in support of the stakeholders shared goals.   Completion of such 
analysis is a requirement of any internal business cases in the NHS.  

 
1.16.   As explained above, e mbracing and driving the skills and innovation agenda is 

also a central princip le running through all of the WWD activities. There is 

therefore a close partnership between the Council and W est Suffolk College which 
seek s to promote wider relationship between the Colleg e and Western Way 

opportunities, as well as other h ub sites in West Suffolk.  The relevant 
stakeholders are also working together to explore and progress options for the 
delivery of the propos ed student accommodation element.  

 
1.17.   Similar considerations and processes are being developed in relation to the 

Leisure Centre proposals and its links to other elements of the Western Way 
development (as detailed in Appendix 1 ) and to the shared advice centre concept 
being developed.  
 

 What is the current scope of the PSV concept?  
 

1.18.   As an outline business case (OBC), the aim at this stage is to be as aspirational 

as possible for the PSV element of the WWD.  This ambition can always be 
reduced in the final business case, when partnersô positions are known but, at this 
point, the intent ion is to design a scheme that is flexible enough to deliver the 

PSV at its maximum extent either in the first or later stages.  Thereby giving the 
maximum number of partners the opportunity to take part if they are able.  
 

1.19.   However, this OBC is also a sn apshot in time.  The financial model explained in 
this OBC was based on an initial appraisal of options in summer 2018 to enable a 
ódesign freezeô to be put in place in September, and allow cost estimates for this 

OBC to be prepared.  The design will inevi tably evolve further before the final 
business case in 2019 (FBC).  For instance, the aforementioned work of the 

Health Facility Operating Group has continued beyond the design freeze, and 
already suggests a higher amount of health space could be sought.   Therefore 

the public sector requirements should be seen as notional and indicative.  
 

1.20.   In terms of public and voluntary sector uses, although this OBC does not  
commit them to take part in delivery of the project , the preparation of a 

joint business case f or the WWD currently involves the following partners  as well 
as the Council :  
 

¶ Abbeycroft Leisure  

¶ Citizensô Advice Bureau 
¶ Police & Crime Commissioner for Suffolk/Suffolk Constabulary  
¶ Suffolk County Council  

¶ West Suffolk College  
¶ West Suffolk Alliance ( i.e. Suffolk County Council, West Suffolk Foundation 

Trust, Norfolk and Suffolk Foundation Trust, West Suffolk Clinical 
Commissioning Group , GP services  etc )  

¶ Various other public, voluntary and private health and care sector 

providers.  
 



1.21.   In addition, while they may not require space themselves and/or only have an 
advisory capacity, the Council has engaged with multiple organisations through 
the One Public Estate Programme or other channels , including but not limited to :  
 

¶ Abbeygate 6 th  Form    
¶ Anglia Revenues Partnership  

¶ Cabinet Office  and other central government departments  
¶ East of England Ambulance Service Trust  
¶ Education and Skills Funding Agency  

¶ Local Government Association  (national and regional)  
¶ New Anglia Local Economic Partnership  

¶ NHS Logistics  
¶ Sport England  
¶ Suffolk Fire and Rescue Service  

¶ The Business Board (Formerly Greater Cambridge/Greater Peterborough 
Enterprise Partnership  

 
1.22.   The WWD masterplan also envisages a mixed development .  T herefore, at the 

heart of any scheme will be  commercial enterprise space, ideally with strong links 

to other activities on the site.  Carter Jonas have analysed local demand and 
suggested  that this development could support commercial office space in the 

region of 6,000 m2, with likely occupation oc curring over a period of five years,  
subject to demand. It is envisaged that the accommodation could be provided on 
a phased basis with the initial phase comprising 2,000m2. This accommodation 

would need to be flexible enough to be divided into units as small as 500m2, 
ranging up to 3,000m2.   This OBC shows that there will ultimately be a trade -off 

between public sector and commercial uses due to the highway and parking 
capacity of the site.  Therefore, again, the amount of commercial space shown in 

this OBC is only indicative at this point.   
 

1.23.   The FBC will refine this information significantly but, for the purposes of 

understanding the target PSV model, the Council is therefore currently working 
with the partners to explore the possibility  of the following facilities in the PSV:   

 
¶ Space to accommodate the delivery of community health services and 

supporting facilities.   

¶ Office and/or Public Access Accommodation and supporting facilities (including 
integrated advice centre)  fully integrated with West Suffolk House  

¶ Emergency Services  Accommodation  (currently police only)  
¶ Improved Leisure Facilities  
¶ Student Accommodation and Integration of the Skills Agenda across WWD  

¶ Car Parking 2 and Public Transport Facilities  
¶ Enabling Road infrastructure and services/utilities reinforcements . 

 
 

1.24.   In addition  to the above services and Partners , the following supporting and 

ancillary facilities are being modelled for inclusion in the project:  

                                                           
2   The aim will be to include only enough parking in the WWD for the planned uses, and to keep this 
to a minimum through an effective travel plan .  E ven so , it is worth highlighting that this will 

predominantly be a weekday requirement meaning that there wi ll a significant number of spaces 
available at weekends to support peak demand in Bury St Edmunds , either by park -and -walk or 
even park -and - ride.  
 



Å Adaptation of West Suffolk House to  allow it to be fully integrated  
Å Commercial B1 office space.  
Å Crèche 3  

Å Renewables and sustainable energy strategy.  
Å General and specialist storage.  

Å Catering provision  
Å Integration of existing Skatepark 4. 

 
1.25.   Although not  included in the target model at present, there is also scope before 

the FBC to look at adding other specific elements to the scheme, albeit there 

would be compromises, explained below:  
 

(a)  General residentia l : Though the Western Way Masterplan (2016) did 
not  include a housing provision, the principle of incorporating housing 
within the scheme was explored with the aim to making a positive 

financial contribution to the viability of the scheme. However, the 
housing development would only contribute a one -off su m of 

approximately £1.5m and limits parking and phasing options as it 
reduces the available area within the site to accommodate surface car 
parking. This significantly increases the cost of providing car parking 

spaces adding approximately 360 car parking spaces , and triggering a 
need for a multi - storey car park ( MSCP) or off site options . In addition, 

it limits the future potential of the site. Therefore, this has not been 
explored further though may be revisited in the future should 
circumstances change.  

 
(b)  Hotel:  The research identified that there was limited interest expressed 

through initial market testing, however, this may be reviewed as the 
overall Western Way development matures.  
 

(c)  Retail:  Research identified limited demand for ancillary retail, howev er, 
this will be reviewed as the scheme develops.  

 
1.26.   The preferred model explained later in this OBC offers significant scope for 

extension, laterally and vertically, so the scale of development is only constrained 

by financial viability and, just as impo rtantly, highways and parking capacity.   
However, in order to provide a cost model for this OBC, a notional space 

allocation had to be fixed because the building cost per m2 of various facilities 
varies significantly (ranging from sports halls up to clini cal health spaces and 
swimming pools).  As does the rental income from each use.   

 
1.27.   Therefore at the time of the design freeze in September 2018, two illustrative 

models were prepared to show:  
 

a.  The core cost of developing the site, whatever the use.  
b.  The flexibility of the site.  
c.  The trade -off in capital and revenue terms between public and 

commercial space.  

                                                           
3   The aforementioned Carter Jonas demand study identified the potential for a up to 500m2 
crèche facility to  support the development and jobs created .  
 
4   The site configuration under the preferred model enables the existing skatepark to be retained in 
its current location and incorporated into the leisure elements of the scheme , as per the masterplan . 



1.28.   These indicative models take the form of: a óbaselineô option for developing the 
site under the preferred model in its simplest (and least extended) form; and a n 
aspirational  ótarget modelô which shows how the preferred model would need to 

be adapted to reflect a larger extent of the PSV concept .  Both of these models 
are explored in more detail in the later part s of this OBC.   However, in terms of 

scope, they compare as follows:  
 

Occupier / Partner  Baseline Model  

( Limited PSV)  

GIFA 5  m2  

Target Model  

(Full er  PSV)  

GIFA m2  

Combined Public Sector Space (not 

broken down)  

9,103  n/a  

Public Sector Office and/or Public  

Access  Facilities, including 

support/staff spaces for other 

building uses below  

n/a  7,215  

Health Facility  n/a  6,929  

Emergency Services  n/a  2,607  

Commercial Space  6,865  5,239  

Energy Centre  193  193  

Leisure Centre  7,166  7,166  

Athletics Pavilion  140  140  

Student Accommodation  3,975  3,975  

Total Area Proposed:  27,442  33,464  

 

NB Neither model includes the existing accommodation already in West Suffolk House, 

which would be integrated with the new scheme in either scenario, but to varying 

degrees.  

 
 

1.29.   In terms of specific service requirements, the specification for the above facilities 

is taken to follow the normal national guidelines for each sector i.e. NHS, Sport 
England, Home Office, etc design guides.  

 
1.30.   However, it must be stressed again that this is the target outcome and is almost 

certain to evolve before the FBC due to the ongoing work with partners to refine 
this accommodation schedule further.  Therefore the totals of, and balance 
between, various elements is almost guaranteed to chan ge before the FBC.  A 

strength of the preferred development model set out in the main OBC is tha t it 
provides this flexibility.  

 

2.   Strategic Needs  
 

 Council  context  

 
2.1.   The Western Way Development (WWD) addresses multiple strategic needs for the 

Council  itself , as well as partners .  The Council has several roles in this context, in 

no order of importance.  
 

2.2.   As landowner , and on behalf of taxpayers, it addresses the need to have a plan 
to develop the depot sites in accordance with the maste rplan.  This is consistent 
with the Councilôs Strategic Framework vision of ñsupporting and investing in 

West Suffolk communities and businesses to encourage and manage ambitious 

                                                           
5  Gross  Internal  Floor  Area  (GIFA).  



growth in prosperity and quality of life for allò. This development also meets the 
aspirat ions of our Growth Investment Strategy which aims to ñuse our 
investments, assets, leadership and influence to maximise the benefits for our 

communities and businesses, to support services and generate economic, social 
and financial return ò.  Further, this  development will be a major strand of our 

Asset Management Strategy which aims to ñuse property to support financial 
security and community prosperityò.   

 
2.3.   As a local authority  with strategic priorities and statutory responsibilities, it 

addresses a var iety of needs.  It is important to re -confirm in this OBC that the 

project is aligned to and/or complements West Suffolk  councilsô existing policy 
framework and other relevant corporate considerations.  Such an analysis is 

contained in Appendi x 2 , and is also explored in Appendix 1  in relation to the 
leisure centre.  
 

2.4.   As a partner  within the Suffolk public sector, the WWD allows the councils to 
support the improvement of wider outcomes for its community through 

rationalisation of the public estate.  This is explored in greater detail in the 
following section . 
 

 Community and partnership context  
 

2.5.   Bury St Edmunds has a population of nearly 42,000 and is the largest of  six  
market towns in the predominantly rural district of West Suffolk. Well -connected 
with London, the East Midlands and the rest of Suffolk , West Suffolk has a diverse 

economy which contributes to the Eastôs annual economic value of Ã146bn.   West 
Suffolk saw the largest increase in employment  in the year 2015 to 2016 

compared to surrounding districts and the nearest city of Cambridge. However,  
wage levels in West Suffolk remain below the national average, leading to a 
renewed focus by West Suffolk councils on attracting high quality employment to 

the area, supported by training and skills development . 
 

2.6.   Bury St Edmunds itself has grown from a medieval core to a market town serving 
West Suffolk and has seen  net  population increase  of up over 18% since the 
millennium, 6.4% higher than the national increase . Through strengthening our 

relationships with other public sector organisations we can help  meet the needs of 
the 15,000 additional homes that will be built in West Suffolk  by 2031, alongside 

supporting new business and employment opportunities, such as those created by 
the new Suffolk Business Park  in Bury St Edmunds . 
 

2.7.   West Suffolk also recognise s the financial pressures o n local services and seek s to 
save money for the taxpayer and take advantage of commercial opportunities, 

while realising its ambition to ensure many of our investment choices now will lay 
building blocks for resilient a nd thriving communities. We are particularly 

ambitious in our plans to rationalise the public estate as part of the national One 
Public Estate programme, such as through the recent Mildenhall Hub programme. 
This collaborative approach also provides the opp ortunity to respond to the 

changing nature of customer demand, in terms of increasing digital access and a 
more holistic approach to face - to - face contact with public services.  

 
2.8.   In this context, t he redevelopment of Western Way is the innovative next step  in 

the success story that is Bury St Edmunds and West Suffolk, providing the chance 

for public, private and voluntary partners to work together for the communities 



they serve, whilst also delivering economic growth, creating jobs, and improving 
health and  education in one easy to reach destination.   
 

2.9.   The project provides a unique opportunity to enhance a predominantly industrial 
area, creating a site that not only will improve the local street -scene but work for 

the future prosperity of local communities  and residents.   Building on the 
successes of other major development projects like the Cattle Market (arc), West 

Suffolk has established a reputation for delivering ambitious schemes with the 
sole intention of increasing the wellbeing and opportunities fo r those living, 
working and visiting the area.  With the WWD development, the Council and its 

partners go a step further, for example linking enterprise space to education and 
health providers to leisure.  Western Way therefore becomes more than just a 

col lection of buildings.  It is a new way of working collaboratively to improve 
health, education and the local economy.  
 

2.10.   Accepting that partners are still only exploring the principle of taking part, the 
WWD nonetheless has the potential to deliver the core corporate ambitions of a 

number of partners to address these local needs, and it is beneficial to 
understand these  at this point.  These ambitions feed into the required benefits 
(see section  C6).   Merely to demonstrate the potential of the WWD in  a policy 

context, the table overleaf is  a summary of the corporate priorities of  a sample of 
the possible  partners , including those who have signed the declaration of intent 

to prepare a business case. The WWD will assist with all of these priorities . 
 
 




