
Proposal for development over 20 years 

at Stuntney Village, Ely. 
Introduction 

The City of Ely is the spiritual, civic and economic centre of East Cambridgeshire. In 
preparing the Local Development Framework to 2021, the Council is to site the majority 
of new housing for the District in Ely. It has consulted on the Masterplan for the City and 
is now consulting on its proposals for the Core Strategy for the District, which has been 
submitted to the Secretary of State. 

Although the majority of the proposals in this paper have not been submitted to the 
Council previously, they are submitted as a serious proposal offering a small additional 
opportunity to meet the need for housing in Ely in a sustainable way. They also provide 
an opportunity to overcome some of the difficulties with the recent development in Ely, 
based on the 2007 Survey of new residents. 

The Core Strategy proposes the development of 1,600 new homes in the period from 
2007 - 2025; the recently published Ely Masterplan proposes a total of 3,200 homes over 
the next 20 years. that is up to about 2030; this figure is based on an average occupancy 
of 2.5 people per home, and the Council’s Consultants say that up to 5,000 new homes 
may be required if this average is reduced. 

The preferred option for such Masterplan growth, which must occur both within the LDF 
period up to 2025 and beyond, is to extend Ely to the north; it would increase the 
population of the City from 18,000 at present to 28,000. At the same time, the Masterplan 
proposes economic development so as to reduce out-commuting and provide an 
additional 3- 6,000 new jobs. 

The delivery of both the LDF proposals for Ely and, even more so, the Masterplan growth 
are ambitious and in the light of the present housing market and general economic 
climate, the developments will be a real challenge to deliver. They will require a major 
investment in land acquisition and new infrastructure before any properties can be built 
and occupied; with uncertainty in the ability of people to buy and the finances of any 
current development, it is possible that no developer will be able to embark on any part 
of the northern proposals for some years. 

Because of its scale, these proposals for Stuntney do not impinge on these proposals, 
but they identify the sound planning opportunities for, and benefits from, development in 
the village; they can make a contribution to the demand for Ely without having to fund 
substantial infrastructure works. 

A long term vision is set out for the development of a number of sites but it is not 
intended that they should all be developed in the near future; some should even be 
developed after 2025, taking this vision beyond the current period for which the Council 
is making provision. 

Stuntney Village 

Stuntney is an old village, which was based for many years on the farming of the 
surrounding land. It is only since the 1970s that the majority of the population ceased to 
be engaged in farming, so that most people now work away from the village, in Ely, 
Cambridge and other centres, with a few going to London. This reflects the pattern 
for the district as a whole. There are few employment opportunities in the locality 
outside Ely, except in land-based businesses or in local vegetable processing and 
packaging businesses. 

There has been a certain amount of development in Stuntney since the war, with 
groups of houses in the 1950s and more recently small groups or individual 



homes being built. The current housing ranges from Housing Association 
accommodation to rented and owner-occupied homes of all types. 

There are few facilities in the village. There is a good Social Club, and a play area, 
but there is no shop. There are hourly bus services through the day to Ely and to 
Cambridge, but this is very limited in the evening. 

The village is 2.7 kilometres from the Market Square in Ely and only 2.1 kilometres 
from the railway station, It is linked to Ely by the A142, with good and safe access 
onto this road at both ends of the village; there is also a footway which doubles up 
as a cycle track running for most of the way on the east side of the A142, 
providing good access to the station and the City. 

The case for development 

Clearly, the majority of development within the District is to be at Ely to accord 
with the advice in Planning Policy Statements and with the recently approved 
Regional Spatial Strategy. Soham and Littleport are also identified as Market 
Towns for growth but they each have a population of less than half that of Ely. 

Advice from central government is that the main focus for all development is to be 
in or adjoining the main urban centres to achieve more sustainable development, 
reducing reliance on travel by car and maximising the accessibility of services and 
jobs. 

The Masterplan for Ely makes the case for the Council’s preferred choice of 
developing three new centres to the north, between the A10 and the Ely-
Peterborough railway. This would include three new neighbourhood centres. But 
the Masterplan also notes the difficulties created by the recent spate of 
developments, and particularly the limited integration of the new and existing 
communities. 

At paragraph D on page 12 of the Consultation document on the Masterplan for 
the City of Ely, it is stated that the recent developments are cramped, with few 
leisure facilities and shops. The major developments have been slotted in 
between the A10 and the former City boundary and this area lacks character and 
identity. It also fails to provide the type of homes which successful business 
people and academics want. These comments flow from the 2007 Survey of Ely 
New Estates, and draw from the comments of people living in many of the new 
homes in Ely. 

Neighbourhood centres in the large new developments may address some of 
these issues, but the scale of the whole development, and the requirement to 
achieve a density of 30 - 50 dwellings per hectare overall, will mean that many of 
the current problems will remain. It will be difficult, if possible at all, for the 
development to achieve the stated ambition that Ely become a 21st century 
garden city. 

Even now, Stuntney is closer to the railway station than some houses in the City; 
if the new development is sited to the north. Stuntney will be significantly closer 
than many of the new homes, in which more than 30% of the City’s population will 
then live, If will also be closer to the town centre than the most of these northerly 
homes. 

The stated aim of the Council is to make Ely into a Cycle City and this should 
embrace the opportunity to develop in Stuntney, which is already connected by 



one cycle route. Being alongside the main road and close to it, this is a utilitarian 
route, which is very suitable for commuters accessing the railway station but it is 
not ideal for recreational use. There is the opportunity to create a second Cycle 
Track for recreational use across the fen to link up with the existing Sustrans 
route, and away from the A142. 

Housing development in the village could provide a different setting from the large 
estates intended for Ely and include a variety of housing so as to include some 
which would be more able to meet the aspirations of academics and successful 
business people. 

There are a number of areas in Stuntney village which could be developed without 
causing any harm to the village or the surrounding countryside. The individual 
matters of concern are addressed below but there is capacity over time for up to 
160 homes. These new homes would provide choice to people already resident in, 
or moving to, the area, being smaller developments with a more open feel. 

Development at Stuntney is worthy of consideration as a village with capacity for 
development on this scale as an adjunct of Ely. It would remain a small settlement 
but would have improved facilities. The allocation would provide greater choice 
and make a contribution to the challenging target for development in Ely up to 
2021. 

At the same time, the opportunity can be taken to provide some small-scale 
employment space, providing choice for businesses and an opportunity for local 
employment. The increase in the size of the community over time, together with 
the presence of some businesses and a recreational cycle route, will improve the 
likelihood of a village shop being reopened to provide day-to-day essentials. 

Suitability of the village for development 

The individual characteristics of each site are described separately below, but 
there are important issues affecting the principle of development: 

Landscape:  The village of Stuntney sits on the level top of a small hill, with the 
land falling away in all directions. Very little of the village is visible from afar except 
for the development along Lower Road which faces onto the fen and is visible 
from the A142 and parts of Ely. 

Except for a view from about 400 metres when driving north from Soham along 
the A142, the development sites are largely unseen. This is achieved in part from 
the lie of the land and in part from the existing trees and hedges in the area. 

The most important asset of the whole area around Ely is the view of the 
Cathedral: the views from Stuntney are very limited. The view will be unaffected 
from the point where it can be seen when travelling north on the A142; if will also 
be unaffected from the view points within the village. Equally, the village is not 
open to view from the Cathedral or its surrounding land; it can only be glimpsed 
from some important vantage points in the City because of the topography and 
tree cover; again the proposed development will not have any impact on these 
views. In fact, the impact of any part of the proposed development on any views 
from outside the village will be minimal. 

Flood issues:  The problems created by low-lying ground are particularly 
important in East Cambridgeshire. Whilst the fen between Stuntney and Ely is at 
high risk of flooding, this is not the case in Stuntney where all the proposed sites 



are well above the level of any flood risk. The information published by the 
Environment Agency and the Strategic Flood Risk Assessment undertaken by 
Atkins for the Council both make this clear. 

Sustainability:  The opportunity will be taken to include a high level of 
environmental features to achieve good, long-term low-carbon homes. This may 
include a central combined heat and power system with energy charged out on 
the basis of individual usage; ground source heat-pumps and solar power may be 
included. Design will take account of daylight usage to reduce energy demands. 

Grey water recycling will be included and sustainable drainage systems will be 
used to preserve permeability of the ground and reduce run-off. 

Opportunities should also be taken to improve the sustainability of existing homes 
in the village where they can benefit from such environmental works; it must make 
sense in terms of sustainability to implement a development strategy which not 
only has a high standard in the new buildings but also improves the quality of the 
existing homes and buildings in order to reduce their carbon footprint. 

Transport:  The development will provide the opportunity to contribute to 
improving the level of bus services through the village benefiting all local 
residents; this should have a consequential benefit for the level of service for other 
communities along the A142. 

In addition to the existing cycle track alongside the A142, a recreational route 
could be provided across the fen. This route is shown on the accompanying plan 
and would link the village with the existing Sustrans Route alongside the river. 
Cole Ambrose can make a route available from the village across all the 
necessary farmland, but the route will need to involve Sustrans and the 
Environment Agency in making the final link. 

This track would benefit the residents of Stuntney, who have expressed a real 
wish to have a safe track suitable for families and younger people; if would also 
provide a significant recreational opportunity for residents of Ely to get out into the 
countryside on a safe and relatively quiet route. 

Village Hall & Club:  The development of the largest area could fund a new 
Village Hall. This should be designed to provide for a variety of uses, including 
some indoor sports, and be equipped to meet a wide range of uses. It could 
provide better facilities for the Social Club. Compared with other village halls, the 
existing facilities in Stuntney are poor and a new Hall could be a real benefit to 
many people. 

The proposed site is beside the existing play area, where there is space to provide 
car- parking for both, and the opportunity for both facilities to be used together on 
some occasions. This site also means that any noise from evening activities will 
be away from existing houses. 

Design of the buildings:  There will be an impact from new development within 
the village because any development brings change. If is intended that the layout 
of each development and the design of the dwellings be in keeping with the 
village, and draw from the style in which rural farming villages developed over 
many years, with terraced and detached houses, and a mixture of layouts. 

The relationship of the houses to each other is also important, and some should 
be in a regimented or formal layout, with some being individually designed and 



sited to reflect the juxtaposition of houses which can be seen from the organic 
growth of most villages over many years. 

The design of the houses should also vary through the development so that it can reflect 
the diverse nature of housing already seen in Stuntney and most country villages. This 
should include a variation in roof lines and heights, and using a wide range of materials 
and colours will introduce a variety, which will add to the development if managed 
carefully across all sites. 

It is also important to retain a sense of space around the houses so as not to create a 
cramped development, dominated by the roads and parked cars; this is another 
significant feature of recent developments in Ely. Parking areas will be used in some 
parts in place of garages, and small areas of open space will be provided at intervals. 

The business premises are proposed on the site of the present Social Club and will be 
appropriately designed, probably in the style of traditional farm buildings in one or more 
courtyards. 

Pates Barn, close to Soham Road, should be renovated and brought into the 
development; this should respect the ancient character of the barn but should include 
modern concepts to create a landmark building, whether for housing or for business. 

All of this will be assured by the present owners who intend to take a significant role in 
the delivery of this development, including developing some of the elements themselves. 
It is not their intention to sell the site and allow main stream developers to build as they 
have in Ely, but to ensure that a steady phased development is undertaken, with an 
appropriate character for Stuntney. 

With such a development and over an extended period, it should be possible to avoid the 
uniformity which is evident in most new developments in Ely. 

Village Store:  The economics of running a village shop are tight, and it may be that it is 
not possible to launch and sustain such a facility. It is always important to have a good 
person to run the shop and to have good support from the community. Even so, the 
projected population of the village, even with all the development over time, will present a 
challenge. But with global warming and the increasing cost of basic services, it is 
important for every community to identify how it can make provision for more local 
facilities in the future, improving its sustainability and reducing its carbon footprint. 

This development may provide the opportunity to build space for a village shop onto the 
Village Hall and for this to be made available to a shop-keeper or to the community to 
runs its own “community shop” at no charge. 

Affordable housing 

It is a requirement of all new developments that appropriate provision is made for 
affordable housing in conjunction with a housing association. Provision will be made for 
such accommodation with some for rent, some for shared equity and some for sale in the 
market at a permanent discounted for those who cannot afford t buy at full open market 
value. 

Servicing the sites 

The greatest issue when seeking to develop a reasonable number of houses over a long 
period is the servicing of the site at the outset. It is expensive to bring in the utility 
services and to provide for storm and foul drainage; a new Village Hall will also be 
expensive. 

It will be necessary to assess these costs at the time and ensure that adequate homes 
are built in the first phase to cover the necessary costs. That is all that is necessary at 
the start. It is important to the owners to provide the cycle track as soon as possible, but 



it may sensible to delay the Village Hall so that it follows on at a later time when further 
homes are built. In this way the village can grow at a reasonable pace, allowing the 
community to adapt to change and welcome more people. 

The proposed development sites 

The Gossamer & Hall Field 

This area will provide space for the new Village Hail, with parking beside to serve both it 
and the play area. The site area shown is 1,800 square metres. 

The two remaining areas up to Hall Field Terrace can each accommodate a small group 
of five homes. Terraces of three can face onto Soham Road, with two pairs facing each 
other across the track behind. 

The present Social Club site 

This site would be redeveloped, after the new Hall is built, to provide business space. 
This would be built in a traditional style to provide a number of units, ranging from 50 - 
150 square metres, in single storey buildings, with some having additional space on the 
upper floor within a pitched roof. 

The business uses would be B1, so that all occupiers carry on a business which is 
suitable for a residential area, without causing any problems for the adjoining residents. 
The units would most probably be used by the service sector, and this may include 
businesses operating in such fields as IT, graphic design, alternative medicine, 
accountancy and the like. 

The field between Soham Road and the A142 

This site comprises two arable fields and several grass paddocks. It could be developed 
in several phases over a long period to provide up to 140 homes, on about 4.65 
hectares. These would comprise a mixture of detached, semi-detached and terraced 
housing. The business site has a total area of about 3,200 square metres. 

The character of the land alongside Soham Road with the pond and the mature trees will 
be retained, and incorporated at this entrance to the site. The existing landscaping along 
the A142 will be retained and additional trees will be planted at the north end of the site. 
Most of the small areas of trees already planted within the site would be integrated into 
the scheme, in the areas of open space, within the parking areas and in gardens. 

Access for vehicles would be from two main points off Soham Road; if required, these 
accesses would be linked but it would be better to have two separate roads, linked only 
for pedestrians and cyclists. The business area would have its own access and there 
may be some frontage development with individual accesses. 

Seymours Paddock 

This field has good access from Lower Road and is well located in terms of the existing 
homes facing Soham Road and in Steward Close. It could accommodate 10 homes in a 
cohesive group. 
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