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FOR SALE BY PRIVATE TREATY RESIDENTIAL DEVELOPMENT OPPORTUNITY

LAND TO THE EAST 
OF HOLLY LANE
Belstead, Ipswich, Suffolk IP8 3LW

Key Highlights
• Residential development opportunity

• With outline planning permission for up to 14 
dwellings (10 open market and 4 affordable)

• Freehold

• Unconditional offers invited    

• Extends to approximately 1.12 hectares (2.76 
acres)
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Introduction
On behalf of the Landowner, Savills (UK) Ltd 
(‘Savills’) is pleased to offer for sale the land on 
east of Holly Lane, Belstead, Suffolk (hereafter 
referred to as ‘the Property’). 

The Property comprises agricultural land, 
extending to approximately 1.12 hectares (2.76 
acres) and benefits from an outline planning 
permission for the erection of up to 14 dwellings (10 
open market and 4 affordable dwellings). 

The method of disposal is by Private Treaty. 
Interested parties will be required to submit offers 
on an unconditional basis. Interviews may be held 
thereafter.

Preference will be given to clean bids and to parties 
who can clearly demonstrate they have undertaken 
full analysis of the site.

The full Information Pack can be found at www.
savills.com/belstead. 

Location
The Property is located in the village of Belstead, 
approximately 3.98 km (2.47 miles) to the south 
east of Ipswich, 20.92 km (13 miles) north east of 
Colchester and 35.6 km (22.12 miles) south east of 
Bury St Edmunds.

There are a range of facilities within the village, 
including a village hall, church, The Bridge School 
for children with learning difficulties and Belstead 
Brook Hotel and Spa. The Property benefits from 
good transport links with the A14 running from 
Felixstowe towards Birmingham and the A12 
running via Colchester to London. The nearest 
train station is Ipswich Railway Station, located 
approximately 3.37 km (2.1 miles) north east of the 
Property, with regular services to London Liverpool 
Street, Cambridge and Felixstowe. 

From the 2011 census, Belstead had an estimated 
population of 202. 

Description
The Property measures approximately 1.12 hectares 
(2.76 acres) and comprises agricultural land. 
Immediately to the north of the site is the A14, and 
beyond this, the outskirts of Ipswich. The Property 
is directly bound by Holly Lane to the west, with 
further agricultural land beyond, Grove Hill to the 
south east, a residential dwelling to the east and 
open agricultural land to the north and north east.

The Property is located in Flood Zone 1. There are 
no designated heritage assets within or adjacent to 
the Property.

Contract Plan

Site Location Plan
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Drainage Strategy
Ingent Consulting Engineers produced a Drainage 
Strategy in August 2018. A copy of the CAD drawings 
can be found within the data room. 

Ecological Survey Report
MHE Consulting Ltd undertook an Ecological Survey 
Report in July 2018. The report recommended the 
following:

“It is recommended that a site management plan 
be developed to ensure that any enhancements 
implemented as well as compensatory habitats created 
are managed for maximum biodiversity gain”.

Flood Risk Assessment
Ingent Consulting Engineers prepared a Flood Risk 
Assessment in August 2018. The report concludes the 
following:

“The site has been found to lie within Flood Zone 1 and 
is therefore not considered to be at risk from fluvial 
flooding. Other sources of flooding have similarly been 
assessed and found to pose no threat to development on 
the site”.

Phase I Geo-Environmental Assessment
In January 2019 Green Earth Management Co Ltd 
(GEMCO) undertook a Phase 1 Geo-Environmental 
Assessment. The report recommended the following:

“On the basis of the Phase I Geo-environmental 
Assessment, the site is considered suitable for the 
proposed residential end use, subject to the following 
recommendations: 

•  It would be prudent to undertake some further 
characterisation of the near surface soils; this can 
comprise a number of shallow (possible hand dug) trial 
holes across the site with soil logging and collection 
of representative samples for laboratory analysis; 
alternatively

•  It is noted that a geotechnical site investigation may be 
required to inform the civil and structural engineering 
of the proposed development, in particular to further 
investigate design options relating to the slope of 
the land and the boundary embankments, and that 
it may be possible to combine the geotechnical and 
geoenvironmental investigations; 

•  Although no risk to buried services have been identified 
it is still necessary to consult the relevant service 
provider with respect to the required specification for 
service materials; and 

•  As with all agricultural land, there is a potential for 
infilled ground and pits and unforeseen contamination 
and hence a discovery strategy should be in place 
during all development works”.

Phase II Ground Investigation
This has been instructed and will be issued part way 
through marketing. 

Planning
The Property falls under the planning jurisdiction of 
Babergh District Council (BDC). The following planning 
application has been granted:

REF. DECISION 
DATE

DESCRIPTION DECISION

DC/18/04329 22nd May 
2019

Outline Planning 
Application 
(Access to be 
considered) - 
Erection of up to 
14no. dwellings and 
associated parking.

Granted

A copy of the planning application documents can be 
found within the Information Pack online at www.savills.
com/belstead.

CIL
CIL is a planning charge introduced by the Planning 
Act 2008 as a tool for local authorities in England and 
Wales to help deliver infrastructure to support the 
development of their area. 

The development will be CIL liable in accordance with 
the Council’s adopted charging schedule.

BDC adopted CIL in 2016 with a standard rate of £115 per 
sq m (£10.68 per sqft). This rate excludes indexation.

Retained Rights/Access
As part of the sale, the Vendor will reserve the rights 
to upgrade a 5 metre wide corridor from the adopted 
highway, Grove Hill, to the adopted highway, Holly Lane, 
as an access/cycle/pedestrian corridor, as shown by 
the blue strip on the above Contract Plan. The Vendor 
will also reserve the right to construct a 2 metre wide 
footpath along Grove Hill, as shown in green on the 
Contract Plan above.

Technical
A comprehensive technical Information Pack has been 
put together and made available to all parties. We advise 
that any purchasers make themselves fully aware of the 
wider reports and make themselves comfortable with 
the content therein. Please find extracts below:

Drainage Design Report
In November 2018 Causeway were instructed to 
undertake a Drainage Design Report. Further details of 
this can be found within the data room. 

Drainage Details – Infiltration Testing
In July 2018, Ingent Consulting Engineers commissioned 
Geosphere Environmental, on behalf of the Vendor, to 
undertake infiltration testing of the soils for the purposes 
of drainage design for the site. A copy of this report and 
infiltration results can be found within the data room.



Bid Submission
The following is to be submitted as part of any bid:

•  Confirmation that the offer is unconditional;
•  Copy of proposed site layout;
•  Confirmation of the proposed planning and sales 

overage provision;
•  Outline of board approval process;
•  Proof of funding;
•  Details of solicitors to be instructed;
•  Details of the anticipated purchase timetable;
•  Confirmation that a 10% non-refundable deposit will be 

paid on exchange of contracts;
•  Details of track record and any nearby land interests;
•  Purchaser to provide a legal undertaking to cover 

reasonable abortive legal costs.

Timing
The method of disposal is by Private Treaty. As part of 
the Heads of Terms process, we will set out a detailed 
timescale for exchange and completion. This will include 
a series of legal meetings to ensure the timetable is 
achieved. 

VAT
Please note that VAT will not be charged on the sale of 
the Property.

Important Notice
Savills and the vendors give notice that (i) these 
particulars are produced in good faith and are set out 
as a general guide only and do not constitute any part 
of an offer or contract. They are believed to be correct 
but any intended purchaser should not rely on them as 
statements or representations of fact but must satisfy 
themselves as to the correctness of each of them; and 
(ii) no person in the employment of the agents, or the 
vendors has authority to make or give any representation 
or warranty whatever in relation to this property, (iii) 
intending purchaser seeking to rely on any survey, report 
assessment or statement produced for the vendors by 
any third party must make their own arrangements with 
the relevant third party.

Please be aware that all plans are subject to the 
purchaser’s surveys and due diligence.

Further Information
The full Information Pack relating to the entire Property 
can be found within the online Data Room, accessed at 
www.savills.com/belstead. 

Please ensure that in the first instance all enquiries are 
made to one of the individuals dealing with the sale:

Reptile Survey
MHE Consulting Ltd were instructed to undertake a 
Reptile Survey in April 2019. The report concludes:

“Significant measures will be required in the form of 
vegetation management, captures and relocation, 
habitat creation, and long-term future management 
plans if mitigation is to be successful. These should be 
agreed prior to the commencement of site preparatory 
or construction works, in the form of a detailed Reptile 
Mitigation Strategy”.

Service Enquiries Report
A Utilities and Wastewater Assessment Report was 
produced by Cannon Consulting in September 2020. A 
copy of this document can be found in the data room. 

Topographical Survey
Survey Solutions undertook a Topographical Survey of 
the site in March 2018. A copy of this can be found in the 
data room in PDF and DWG format. 

Tenure / Vacant Possession
The land will be sold freehold with vacant possession. A 
copy of the land registry documentation can be found in 
the Information Pack.

Overage
All parties should offer a planning and sales overage as 
part of their offer submission. 

Rights Of Way
The Property will be sold subject to and with the benefit 
of all rights, covenants and agreements and declarations 
affecting the Property. 

Viewings / Meeting With Savills
Savills will be arranging a viewing day in due course. 

Bids
Offers are invited strictly on an unconditional basis. 
Preference will be given to clean bids and to parties 
who can clearly demonstrate they have undertaken full 
analysis of the site and understood all of the obligations 
to be placed upon them.

Offers are to be sent in a sealed envelope to Savills, 
Unex House, 132-134 Hills Road, Cambridge, CB2 8PA. 
The envelope should be marked ‘‘Land at Belstead - TF”. 
E-mail offers will be acceptable, addressed to tfraser@
savills.com.

The Vendor will not be bound to accept the highest or 
indeed any offer and may withdraw the property from 
the market at any time.

Contact
Tom Fraser FRICS
+44 (0) 1223 347 038 
tfraser@savills.com

Lucy Muir MRICS
+44 (0) 1223 347 058
lucy.muir@savills.com 

Andy Redman MRICS
+44 (0) 1245 293 293
aredman@savills.com 

IMPORTANT NOTICE
Maps are reproduced from the Ordnance Survey Map with the permission of the Controller of H.M. Stationery Office. © Crown copyright licence 
number 100022432 Savills (UK) Ltd, published for the purposes of identification only and although believed to be correct accuracy is not guaranteed. 

Savills, their clients and any joint agents give notice that: 1. They are not authorised to make or give any representations or warranties in relation 
to the property either here or elsewhere, either on their own behalf or on behalf of their client or otherwise. They assume no responsibility for 
any statement that may be made in these particulars. These particulars do not form part of any offer or contract and must not be relied upon as 
statements or representations of fact. 2. Any areas, measurements or distances are approximate. The text, photographs and plans are for guidance 
only and are not necessarily comprehensive. It should not be assumed that the property has all necessary planning, building regulation or other 
consents and Savills have not tested any services, equipment or facilities. Purchasers must satisfy themselves by inspection or otherwise. 
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