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FOR SALE BY INFORMAL TENDER RESIDENTIAL DEVELOPMENT OPPORTUNITY

KLONDYKE FIELD, 
LAND WEST OF BOURNE HILL
Wherstead, Ipswich, Suffolk

Key Highlights
• Resolution to grant outline planning 

permission for up to 75 dwellings

• Residential element extends to 
approximately 8.6 acres (3.5 hectares)

• Total site extends to 16.9 acres (6.8 hectares) 
including woodland

• Unconditional offers invited only

• Bid deadline 12 noon on Friday 9th August 
2019

Site boundary for indicative purposes only



Introduction
On behalf of the Pigeon Investment Management Ltd, Savills 
(UK) Ltd (‘Savills’) is pleased to offer for sale the freehold 
interest in Klondyke Field, land west of Bourne Hill, Wherstead, 
Suffolk (hereafter referred to as ‘the Property’).

The Property comprises arable land and private woodland, 
extending to approximately 6.88 ha (16.99 acres). The Property 
benefits from a outline planning permission for up to 75 
dwellings (35% affordable provision) and vehicular access in 
addition to the change of use from private woodland to suitable 
alternative natural green space / community woodland.

Offers are strictly invited on an unconditional basis by 12 noon 
on Friday 9th August 2019. 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.

The full Information Pack can be found at  
www.savills.com/klondykefield. 
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Location
The Property is located to the north of Wherstead within the 
county of Suffolk, lying approximately 3.02 km (1.88 miles) 
south of Ipswich city centre, 10.9 km (6.76 miles) to the north of 
Manningtree. 

There are various amenities available within the local vicinity 
including an Asda Superstore, Suffolk Leisure Park, Suffolk 
Ski Centre, Wherstead Park, Suffolk Food Hall and a pub. 
Education needs are provided for by Halifax Primary School, 
which benefits from an Ofsted rating of ‘good’. Local secondary 
schools can be found at Stoke High School, 1.2km (0.75 miles) 
north of the Property.

The Property is located 500 metres from the Stour and Orwell 
Estuaries, part of the Suffolk Coast Area of Outstanding 
Natural Beauty and therefore has excellent access to both 
Ipswich and Suffolk countryside.

Rail services are available from Ipswich Railway Station, 2.15 
km (1.34 miles) to the north of the Property. Train journeys are 
available to Colchester (average journey time of 19 minutes) 
and also direct to London Liverpool Street (average journey 
time of approximately 1 hour 12 minutes). The site benefits from 
easy access to the A14 with average journey times to the port 
of Felixstowe approximately 20 minutes.
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Description
The Property extends to approximately 6.88 hectares (16.9 acres) and comprises an arable field and private 
woodland. Approximately 3.5 hectares (8.6 acres) forms residential development with the remaining 3.4 hectares 
(8.4 acres) comprising private woodland, which will be required to form community woodland as part of the Section 
106 Agreement. The Property is irregular in shape and is bound by the A137 to the north, the gardens of existing 
residential stock from Bourne Hill to the east, Suffolk Leisure Park and Ski Centre to the south and a small cluster of 
residential terraces to the west.

Access
An upgraded vehicular access point is to be provided to the south of the Property from Bourne Hill.

Planning
The Property falls in the jurisdiction of Babergh District Council (‘BDC’). The following planning application has been 
submitted:

REF. DECISION 
DATE

DESCRIPTION DECISION

DC/18/00706 TBC Hybrid Application. Outline planning application (access to be 
considered) erection of up to 75 dwellings and vehicular access. Change 
of use from private woodland to suitable alternative neutral greenspace / 
community woodland. 

Resolution to grant

A copy of the planning application documents can be found within the Information Pack online at www.savills.com/klondykefield 
or sourced from BDC website under the above planning reference.
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Section 106
The Section 106 has been agreed and is awaiting completion. 
We understand that the following contributions are sought:

TYPE CONTRIBUTION

Affordable Housing 35% (75% affordable rent, 
25% shared ownership)

SPA Contribution £200 per dwelling (£15,000) 
payable on occupation of the 
56th dwelling

Sustainable Transport 
Contribution

£22,000 payable on 
occupation of the 19th 
dwelling

Community woodland will 
have to be provided

Total: £37,000

The draft Section 106 can be found in the data room. The 
complete version will be uploaded during the marketing period.

Community Infrastructure Levy 
CIL was adopted by BDC in January 2016 with a rate of £115 per 
square metre, subject to indexation and policy changes.

We understand that CIL would be payable, and recommend 
that interested parties undertake their own enquiries in relation 
to the CIL liability arising from development on this site. 

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.

Archaeological Evaluation Report
An Archaeological Evaluation Report was conducted by Suffolk 
Archaeology (March 2018), including trial trenching and no 
further archaeological work is required. 

Ecology Impact Assessment

An Ecology Impact Assessment was conducted by ACD 
Environmental (February 2018). which recommend the 
following measures should be provided:

• Planting of native fruit and berry tree species.

• Shrub and blub planting with species that are native and of 
benefits to pollinators.

• Thinning of canopy trees above woodland ponds to improve 
water quality. 

• Provision of a wildlife area within the woodland fenced off 
from dog walkers. 

• New hedgerows planting on east and west corridors.

Flood Risk Assessment and SuDS Assessment
Motion undertook a Flood Risk Assessment (February 2018). 
The report concludes;

“The EA Flood Map shows that the majority of the site is located 
within Flood Zone 1. However, there is an area towards the north 
of the site located within Flood Zone 3, which is proposed for 
use as public open space. The development site is considered 
to be at very low risk of flooding from sewers, groundwater and 
artificial sources. In order to attenuate additional surface water 
resulting from the development a drainage strategy has been 
worked up which proposes two storage tanks to a depth of 1.2m 
located to the northern boundary. Water will discharge into 
the tidal Belstead Brook at a maximum outflow of 40l/s via the 
existing headwall culvert. Discharge to Belstead Brook at these 
rates have been agreed with EA. Anglian Water has confirmed 
a connection point to manhole 0801 for the proposed foul flows 
from the development site, as well as confirming sufficient 
capacity within the network to accommodate the proposed foul 
flows.”

The Vendor is consulting with the Lead Flood Authority to 
agree an alternative surface water drainage strategy, which 
will omit the onsite attenuation tanks. Surface water will be 
discharged at an unrestricted rate via a new culvert under the 
A137 discharging to the tidal watercourse north of the A137. 
The Environment Agency has advised this strategy will be 
acceptable. The Vendor owns the land to the north of the A137 
hence there will be no third-party consent required.



Contact
Tom Fraser
Development Director, Cambridge
+44 (0) 122 334 7038
tfraser@savills.com 

Rebecca Saunders
Surveyor, Cambridge
+44 (0) 122 334 7271
rebecca.saunders@savills.com

Andy Redman 
Development Director, Chelmsford
+44 (0) 124 529 3293
aredman@savills.com

Noise Assessment
Sharps Redmore undertook a Noise Assessment (February 
2018). The report concludes;

“The assessment concludes that noise from road traffic and rail 
activity would not cause significant disturbance to proposed 
future residents, and is therefore in accordance with the policy 
aims of the National Planning Policy Framework.”

Phase 1 Desk Study Report
The Vendor has commissioned a Phase 1 and Phase 2 
contamination assessments. The Phase 2 will be uploaded onto 
the dataroom when complete.

Infiltration Testing
Infiltration testing demonstrates that ground conditions are 
generally unsuitable for infiltration drainage. In certain areas 
there may be scope for permeable paving. The report by Nott 
Group (December 2017) is available in the dataroom.

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. The owners of Bourne Terrace will require a right 
of way of the access road.

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

Timings
The bid deadline is 12 noon on Friday 9th August 2019. 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 be charged on the sale of the 
Property.

Further Information
The full Information Pack relating to the entire Property can be 
found within the online Data Room, accessed at  

www.savills.com/klondykefield

Bids
Offers are invited strictly on an unconditional basis by 12 noon 
on Friday 9th August 2019. 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 Klondyke Field, Wherstead - 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

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

• Confirmation that the offer is unconditional;

• 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.

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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