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INTRODUCTION
The aim of the study is to give an overview of the site’s potential landscape development assessing 
the existing strengths, opportunities, weaknesses and threats that are considered relevant to the site 
development solely in landscape and visual terms.

The report is based on site visits carried out during January 2016. A landscape survey was undertaken 
to record the condition, content, value and make recommendations for retention, removal or 
reinforcement. 

LOCATION
The site for the Western Way Masterplan is located on Western Way in Bury St Edmunds, and 
comprises of approximately 6.2 hectares. The site is located approximately 1 mile to the west side of 
the town centre of Bury St Edmunds.

The site is accessed by Western Way benefits easy access from Newmarket Road, the main arterial 
road from Bury St Edmunds to the West, and a reasonable public transport provision, including good 
links with the A14 from the Bury West exit at Junction 42. 
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LANDSCAPE DESIGNATIONS AND TREE PRESERVATION ORDERS
No part of the site has any local designation as being of wildlife interest, and there are no recorded 
local or natural nature reserves within 1km of the site. However part of the adjacent site occupied by 
West Suffolk College forms a managed parkland area, and there is a belt of trees outside the southern 
site boundary some of which are covered by Tree Preservation Orders.

DESCRIPTION OF SITE AND SURROUNDINGS
The site is presently has a mix use incorporating Council offices, NHS & Council Depot, car park and 
skateboard park. The area and has been in industrial use since the 1960s. 

In general the ground has been terraced into a northward sloping landform. The terracing of the 
site were formed by substantial the site excavation which occurred from the 1950’s onwards to 
accommodate the manufacturing requirements of the factory which occupied the site until the 1980’s.  

SITE ACCESS 
The vehicle links to the site are well developed as the A14 lies 2 miles to the west and routes to the site 
from the surrounding areas via Newmarket Road Western Way, Olding Road and Beeton’s Way and 
are good.

The site has few public routes crossing it other than Olding Road which purely gives access to the 
existing site but does not provide a through route. The lack of any through route is largely determined 
by the current site usage and the significant level changes along the east and south boundaries. Within 
the area of the site occupied by West Suffolk House there is a new pedestrian route through the car 
park linking the Leisure Centre and the College with Western Way. There is also a pedestrian link with 
Beeton’s Way from the car park via the concrete steps. 
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SITE BOUNDARIES 
The site is bounded by Western Way to the north, Beeton’s Way to the east, and residential back 
gardens to the south and Olding Road to the west, Figure 1 refers.

  Western Way to the north

  Beetons Way, Leisure Centre and West Suffolk College bounds the site to the east.

  Newmaket Road back gardens to the south.

  Olding Road  
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Viewpoint 2

Viewpoint 4

Viewpoint 6

The following section describes the landscape form and character of each boundary. 

Western Way

Western Way is the main site approach from the A14 and Newmarket Road. The development along 
the approach road consists of industrial units and offices arriving at the new roundabout to the Asda 
supermarketand its fuel station. 

Further along Western Way are a car show room, furniture and tile outlet stores and large industrial 
units with associated offices fronting the road. The styles of these units are of varying quality and 
exhibit a variety of building materials. 

Viewpoint 1.  
From the Asda roundabout on Western Way looking east towards new council offices: 

View of new council offices dominated by the NHS Logistics building. Western Way has narrow 
pavement and grass verge to site boundary. Conifer hedge to fence line creates visually impenetrable 
screen at pedestrian level narrowing aspect of pavement. Hedge less effective from a distance. In 
contrast to site boundary verge the northern Western Way verge has been removed and the pavement 
widened with birches planted as street trees.

Within the boundaries of the Desira car showroom larger growing trees have been planted. New tree 
planting has extended to the boundaries of the Asda car park and petrol filling station, creating in time a 
less industrial backdrop and approach to the site.

Viewpoint 2. 
Western Way looking south into Olding Road:
Grass embankment limits view into site. Clutter of signage and street furniture at road junction. The site 
boundary to elevated skateboard park is marked by a chain link fence. Andersen Centre terminates the 
view.  

Viewpoint 3. 
Western Way looking west towards Asda roundabout:
Conifer hedge to fence line creates visually impenetrable screen at pedestrian level narrowing aspect 
of pavement. Grass verge and paving slabs to Narrow pavement of paving slabs and grass verge and 
no street trees to southern side of Western Way.
Significant semi mature trees established within Desira car showroom grounds. Note west of Asda 
roundabout industrial character of roadway.

Viewpoint 4. 
On approach to the site from the west along Western Way, the character of the development along 
the road changes, and the buildings become more set back from the road with each unit having an 
area of landscaping and car parking in front.  This forms an appropriate interchange between the older 
industrial area and the more open area of the Leisure Centre.  

Viewpoint 6.
Western Way terminates to the east at Beeton’s Way mini roundabout adjacent to the feature corner 
elevation of West Suffolk House. The eastern view is contained / terminated by a dense row of conifer 
trees bordering the Leisure Centre playing fields.

Viewpoint 1

Viewpoint 3

Viewpoint 5
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Beeton’s Way

Viewpoint 9. 
Beeton’s Way roundabout looking north towards A14 road bridge. Looking downhill north from Beeton’s 
Way mini roundabout there is a clear view of the A14 bridge and countryside beyond. The road bridge 
crosses Beeton’s Way carrying the A14 in an east west direction. From the low point under the road 
bridge, Beeton’s Way continues to rise as it travels south until it eventually becomes a footway leading 
on to Newmarket Road.

Approaching south along Beeton’s Way one can appreciate the elevated nature of the development site 
as the general ground levels fall away in a northward direction.  The prominence of the NHS Logistics 
building behind West Suffolk House is also significant from this approach.

Viewpoint 10. 
Beetons Way / leisure centre car park looking south towards West Suffolk House and gable ends of 
NHS depot building.

Viewpoint 11. 
Beeton’s Way looking north from College entrance/ Leisure centre: industrial edge with ivy climbing 
up chain link fence contrasting with leisure centre’s parkland boundary of mature limes set on grass 
embankment.

To the east of the site, on the other side of Beeton’s Way is the Leisure Centre and adjoining athletics 
arena and sports grounds. Along this section of Beeton’s Way there are a significant row of mature lime 
trees which are planted in an area of land which is raised above the level of Beeton’s Way.  This belt 
of trees is covered by a Tree Preservation Order.  The trees are highly visible as one approaches the 
site along Beeton’s Way and add to the overall character of the site and surrounding area. The row of 
conifers next to the sports fields create a solid evergreen screen of planting that appears in contrast to 
the row of mature limes that front the arena.

The area adjacent to West Suffolk House at the north west end of the site has almost level access 
across Beeton’s Way except for the timber knee rail set in the narrow verge.  Past West Suffolk House 
south along Beeton’s Way the level of the site drops markedly from the road at a point near to the 
NHS Depot/ Logistics site where access between the PSV site and Beeton’s Way is limited to a flight 
of concrete steps up from the car park.  At the southern most end of the site the level difference is 
between 4 – 5 m.  

The levels of the site were formed by the substantial site excavation which occurred from the 1950’s 
onwards to accommodate the manufacturing requirements of the factory which occupied the site until 
the 1980’s.  

Continuing along the eastern site boundary Beeton’s Way splits, the eastern section becoming a public 
right of way for pedestrians and cycles, and the western side being a narrow chain link/ gated access 
lane leading to two cottages.  Between the access road and Beeton’s footpath there is a mature hedge 
row covered in ivy and a number of mature trees.  

Grass verge has been turned into a footpath link to the car park stairs

Viewpoint 9 Viewpoint 10

Viewpoint 11
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At the point where Beeton’s Way splits the land use adjacent to the site changes as this area is owned 
by West Suffolk College.  The College is not visible from the PSV site as the boundary of the College is 
demarcated by a Grade 2 listed historic barrack wall.  The listed brick wall and the level change forms a 
significant visual and physical barrier between the two sites.

The brick wall continues along Beeton’s Way onto Newmarket Road where it then runs adjacent to the 
road enclosing the former Gibraltar Barracks and onto the main entrance to the College were it returns 
into the site forming a strong element in the College’s layout. 

A break in the line of tree cover allows views of the Leisure Centre and its service yard. The area 
around the entrance to the College appears unresolved with differing elements competing at the 
junction such the footpath, cycle route, lane to the cottages, footpath to car park, entrance to the 
Leisure Centre service yard, substation at end of brick wall and associated signage. 

The ivy covered hedge between footpath and lane further divides the space.
The site boundary chain link fence is overgrown with ivy screening views across the car park and NHS 
depot loading area. There are views out over the lower ground from top of concrete car park steps.

Viewpoint 12. 
Beeton’s way /Leisure Centre service yard & swimming pool flumes, chain link fence and gate. Poor 
view to featureless building and service yard clutter. Worn grass indicates short cuts and desire lines.

Viewpoint 13. 
Beeton’s Way looking south at College entrance and junction with lane to cottages, footpath to car park 
and footpath/ cycle route to Newmarket Road. Small areas of grass worn indicating need to rationalise 
or remove. Poor entrance to college. Benefits from mature trees in college copse.

Viewpoint 14. 
Beeton’s Way looking west over NHS Depot Olding Road and car park. Weak boundary allows views 
into functional but featureless space defined by poor architecture. 

Viewpoint 15. 
Beeton’s Way looking south west over Olding Road car park and residential boundary planting. Weak 
boundary allows views into functional but featureless space. Some reprieve from backdrop of woodland 
to the slopes above the car park.

Viewpoint 16. 
View looking north east towards The Copse edge and old Barracks brick wall, footpath hedge and 
access road. A mostly pleasant route for walking and cycling. Experience lost as viewpoint 14 and 15 
reached. 

Viewpoint 12 Viewpoint 13

Viewpoint 14 Viewpoint 15

Viewpoint 16
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Newmarket Road Residential back gardens

To the south of the site the adjoining properties are residential, these properties are at natural ground 
level and therefore appear elevated above the existing site levels.  There is an existing wooded area 
to the bottom of the gardens and a planted embankment to the car park which forms a good buffer 
between the site and the residential properties and accommodates the substantial level change.   

Olding Road

Olding Road is accessed via Western Way and continues across the central area of the site giving 
access to the Anderson Centre, Skateboard Park, car park, Council Depot areas and NHS Logistics 
Depot.  

On the corner of the junction with Western Way is a white clad industrial unit with brick built offices 
housing a printing firm. The smaller scale of the building helps to disguise the large size of the 
neighbouring industrial unit of Haldo Developments located behind to the west. The Anderson Centre is 
a small business park development, comprising of 6 units built of brick with pitched tiled roofs and block 
paved car park. The site boundary consists of brick walls, hedges and a close boarded timber fence.
The soft landscape is in a poor condition and limited to boundary hedges, patchy ground cover and 
small trees. Between the printing works and the Andersen Centre is an area of industrial units and 
unused open storage. At the relatively open aspect on the corner one can see through a security 
fence into the storage depot towards the neighbouring residential boundary. The residential boundary 
provides a strong backdrop of trees and of scrub planting which is then broken to the west by a long 
elevation of single storey buildings belonging to Hutton Close off Newmarket Rd.

Viewpoint 17
Oldings Road looking east towards embankment and Leisure centre. Good mature tree planting of the 
Copse. Leisure centre industrial looking building relieved to limited degree by coloured flumes.

Viewpoint 18
Oldings Road view looking west. Soulless road, functional with overbearing security fencing lighting 
and CCTV. Lacks planting and trees.

Viewpoint 19
Oldings Road view looking south to Andersen Centre. Weak amenity planting, token gesture.
The western site boundary is formed by the Anderson Centre and Olding Road.  

Viewpoint 20
View of Skateboard Park entrance. Open and bleak with chain link fence, some grass offers soft relief.

Viewpoint 21
Elevated view from Skateboard Park looking south west over corner of Oldings Road towards empty 
storage grounds and residential boundary beyond.

Viewpoint 22
Elevated view from Skateboard Park looking north west towards industrial units and Oldings Road 
junction with Western Way. View of Asda’s car park & filling station planting and established planting to 
A14 northern boundary- also visible residential properties to north of A14.

Viewpoint 17 Viewpoint 18

Viewpoint 19 Viewpoint 20

Viewpoint 21 Viewpoint 22
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SITE CHARACTER AREAS  

Recent developments within the site include the Phase 1 of the PSV new combined local council offices and 
county council at West Suffolk House, a new skateboard park and an extension to the free car parking to the 
south. 

The landscape can be split up into five distinct character areas;

I West Suffolk House Phase 1 development Forest Heath St.Edmundsbury Councils & 
	 Suffolk	County	Council	offices
II NHS Logistics Depot & Council Depot
III Olding Road Car park
IV Woodland and scrub
V Skateboard and BMX park

        Figure 2 indicates the separate character areas.

HUTTON CLOSE

51.0m

62a
62

54

60

46

54a

56
1

4

4

WESTERN WAY

El Sub Sta

O
LD

IN
G

 R
O

AD

46.1m

52.6m

House

ReflectionSt James

House

36

The

Anderson

Centre

St Peters
House

House

St Frances

El Sub Sta

House

St Michaels

House

26

St Georges

24

20

47.3m

Works

22

47.0m

Beeton's Cottages

St Edmundsbury House

2

WESTERN WAY

54.3m

55.7m

Be
et

on
's 

Fo
ot

pa
th

1

2a

Factory

45.9m

48.0m

(Council Offices)

West Suffolk House

Sta
Sub
El

L Twr

Public Service Village BE
ET

O
N

'S
 W

AY

OLDING ROAD

WESTERN WAY

Scale 1:750 Figure 2 

I

IV
III

II
V



Spoil Heap : Overview and Ideas

Sutton Bonington Campus

Landscape Review

Western Way Masterplan

West Suffolk House

West Suffolk House is a recently completed purpose built public sector office building. It forms the 
first phase of the proposed larger Public Service Village, integrating staff from St Edmundsbury 
Borough Council, Forest Heath Council and Suffolk County Council under one roof. The four storey 
building occupies a prominent corner position providing a landmark structure with a strong presence 
constructed to a high standard using quality materials which extends to the building’s landscape 
setting. The building was designed with the aim to act as a catalyst for the area and future phases of 
the PSV development. 

Original trees were retained following Phase 1 recommendations provide sense of maturity to the 
landscape and improve setting of the building.
Larger retained (alder) trees provide landmark viewed from Asda roundabout.
 
West Suffolk House viewpoints:
 
Viewpoint 5.
West Suffolk House site frontage retained trees and new planting are set within groundcover or shrub 
areas softening and diffusing the boundary.
High quality landscape detailing compliments new Council Offices.

Viewpoint 7. 
West Suffolk House vehicle entrance looking towards Leisure centre
Footpath linkage across site. Busy short cut from College towards supermarket.

Viewpoint 8. 
West Suffolk House car park looking north toward industrial units on Western way.  New boundary 
planting with retained trees creates a filtered boundary. Car parking dominates the space.

NHS Logistics Depot & Council Depot

Viewpoint 14. The central area of the site is dominated by the size of the old manufacturing shed and 
its associated hard external storage areas.  The eastern end of the structure houses NHS Logistics 
whilst the western section of the building is used by the council for activities such as vehicle fueling, 
waste storage, materials stockpiling and warehousing. Hard surfaces dominate. No relief by soft 
landscape, soulless but functional.

Viewpoint 7

Viewpoint 8

Viewpoint 5

Viewpoint 14
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Olding Road Car Park

Viewpoint 15. The Council car park is visually part of the open space to NHS depot loading area 
with Olding Road and the security fences dividing the two areas. The area is contained by scrub 
covered embankments on the east and south sides. The embankments of the site were formed by the 
substantial site excavation to accommodate the factory which occupied the site until the 1980’s.  

The tarmac car park is efficiently laid out with no landscape enhancement other than the surrounding 
embankment planting.  The Andersen Centre contains the site to the west.  Hard surfaces dominate. 
Some relief from wooded backdrop, soulless but functional.

Woodland and scrub

To the south of the site the adjoining houses are at natural ground level and therefore appear elevated 
above the existing site levels.  There is an existing wooded area to the bottom of the gardens and 
a planted embankment to the car park this forms a good buffer between the site and the residential 
properties and accommodates the substantial level change.  The area is inaccessible from the site due 
to the slope and a thicket of scrub to the woodland edge.

Skateboard and BMX Park

Built on higher ground than surrounding Olding Road it appears out of context with local land use. 
There is no tree or shrub planting within the park. The hard landscape is only slightly softened by 
grass and the conifer hedge to Western Way boundary. The area benefits from elevated views to the 
surrounding areas. 

Viewpoint 15

Viewpoint 20
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RECOMMENDATIONS:

I West Suffolk House

As part of any future proposals the success of the West Suffolk House development should influence 
the architecture and landscape to create street frontages, amenity areas and places of benefit to the 
community as well as staff.

There is potential to enhance the street landscape using quality surface materials, street furniture, 
planting within verge and site. This will improve the Western Way approach and create a more layered 
boundary to the development.

II Central Zone North

A permeable boundary to Beeton’s Way would create opportunities to link the site with West Suffolk 
College, Leisure Centre and the town centre. A new edge treatment will turn Beetons Way into a vibrant 
street to redefine the approach to the college and leisure centre. Avenue tree planting and deep verges 
of flowering shrubs or perennials. 

Avoid surface car parking and in doing so win spaces for meaningful places for staff and a destination 
for the local community. Consider including shops, bars and cafes around a central plaza to create 
an urban environment engaging with people. Plaza to spill into lawns and gardens. Tree planting and 
planting to respond to movement routes through the the development connecting buildings to each 
other and out to the surrounding streets.

III Central Zone South

The formation of an eastern link together with road layout improvements, enhancement of Beeton’s 
Way pedestrian and cycle route and an improved open space and public route through the College 
grounds would be a great asset to the area, giving improved access to the town centre and an open 
space for all to enjoy.

Embed a decked car park into the southern edge where the level change and existing woodland will 
absorb its height. 

IV Woodland

Retain and integrate mature woodland at the southern boundary into the site development. The area is 
an important buffer zone between the residential properties and the site. Undertake management of the 
wood to improve its biodiversity and longevity. 

V Skateboard and BMX park

The Skateboard and BMX park requires landscape enhancement and integration if it is to remain. 
Consider removing fences and form a hard urban plaza designed for street tricks and moves. The 
development proposals could consider relocating the facility within a more appropriate open space 
adjacent the east boundary close to the college and leisure centre.
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