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1.0 INTRODUCTION 

 

On behalf of the Receivers, Savills (UK) Ltd (“Savills”) are pleased to offer for sale by 

informal tender the freehold interest the land to the rear of 22 High Street, St Neots, 

Cambridgeshire, PE19 1JA (“the Property”). 

 

The Property extends to 0.31 hectares (0.76 acres) and is located to the rear of 22 High 

Street, and to the rear of Brook House, 13 Brook Street. The Property benefits from a 

granted detailed planning permission for a mixed use development comprising 21 

houses, 3 flats, 1 retained retail unit, 2 workshops, new vehicular access from Brook 

Street, 11 car parking spaces and the conversion of listed buildings to residential units. 

This sale comprises only 21 houses and commercial space in the form of 2 workshops. 

 

The method of disposal is by informal tender and the deadline for the bids to be 

submitted is 12 Noon on Friday 28
th

 April 2017. 

 

Preference will be given to clean unconditional 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. 

 

Interviews will be held on the 2
nd

 of May 2017. Prospective purchasers will be notified 

by 1
st

 of May should they be required to attend and Savills requests prospective 

purchasers keep these dates free. 

 

The full Information Pack can be found at www.savills.com/stneots and an index is 

provided at Appendix 1. 

 

2.0 LOCATION 

 

St Neots is a historic market town that lies on the River Great Ouse. It is located in the 

Hungtindonshire district of Cambridgeshire. St Neots is located 12.3 km (7.6 miles) south 

of Huntingdon, 24.6 km (15.3 miles) west of Cambridge, 17.1 km (10.6 miles) north east 

of Bedford and 85 km (52.8 miles) north of central London. St Neots is the largest town 

in Cambridgeshire, with a population of 31,165 at the 2011 Census. The town grew 

rapidly after the Second World War and subsequently became a London overspill town.  

 

St Neots provides good connections. It is located on the East Coast Main Line providing 

regular train services to London King’s Cross in a journey time of approximately 45 

minutes. The A1 runs to the west of the town providing direct links to London in the 

http://www.savills.com/stneots
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south and Peterborough in the north. The A428 lies to the south and east of the town 

leading directly to Cambridge to the east and Bedford to the west.  

 

Certain amenities are available within the town including the Market Square, with a 

market held every Thursday, a variety of restaurants, pubs, cafes, a bowling alley, a 

pitch and putt and cinema complex.  

 

3.0 DESCRIPTION 

 

The Property extends to 0.31 hectares (0.76 acres) and is located behind and to the rear 

of 22 High Street, and to the rear of Brook House, 13 Brook Street. The Property is 

irregular in shape and narrows at the access points to High Street and Brook Street. It 

contains a number of buildings of varying quality, type and condition, including the Grade 

II listed The Old Forge, Ibbetts Yard in the south-west corner of the Property. The 

Property comprises brownfield land, which historically contained light industrial uses 

originally served by boats using the Hen Brook to the south.  

 

The Property houses two tattoo studios in 20a High Street and the Old Forge 

respectively, which we understand are currently unoccupied. The remaining buildings 

are either used for storage or vacant.  

 

4.0 ACCESS 

 

The Property has access from both the High Street and Brook Street, but vehicular 

access is only provided from Brook Street, which is an adopted highway.  

 
5.0 PLANNING 

 

Policy 

 

The Property comes under the planning jurisdiction of Huntingdonshire District Council 

(HDC). Planning control policies are set out within the Core Strategy, which was 

adopted in 2009 and sets out the strategic development in the area up to 2026. The 

Core Strategy will be replaced by the Local Plan to 2036, after it is adopted. Public 

consultation is expected in summer 2017.  

 

The Property is located within the St Neots Town Centre Conservation Area, and forms 

part of St Mary’s Urban Village Design Framework and Master Plan, adopted by the 

HDC in 2006. In the new Local Plan to 2036, St Mary’s Urban Village is identified as a 

proposed allocation for mixed use development (policy SN6).  
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Development Control 

 

Our informal enquiries have shown the following applications have been submitted in 

respect of the aforementioned property:  

 

Planning Ref. Date of Decision Description of Development Decisions 

0900411FUL 
17 December 

2014 

Mixed use development comprising 21 

houses, 3 flats, 1 retained retail unit, 2 

workshops, new vehicular access from 

Brook Street, 11 car parking space and 

conversion of listed buildings to 

residential units.  

Granted 

0900412LBC 
12 December 

2014 

Alterations to convert Old Forge to 

residential units 
Approved 

1201442FUL 22
nd

 April 2013 
Change of use of chapel to form two x 

three bedroom dwellings  

Approved (but 

has since 

expired) 

 

A copy of the planning application documents can be found within the Information Pack.  

 

We note that the planning application had two applicants due to two landownership 

titles present on the Property. The flats and retail space belong to the other ownership 

and are therefore excluded from the sale. This sale only comprises 21 houses plus 

commercial space in the form of the Old Chapel.  

 

Section 106 Agreement  

 

We understand that the following Section 106 financial contributions are sought:  

 

 Off Site Open Space Contribution - £6,497.28 

 Wheeled Bin Contribution - £9,459 

 

No affordable housing is sought due to the costs of reusing, repairing and restoring the 

existing buildings already located on the Property.  

 

A copy of the signed Section 106 (dated September 2014) can be found in the 

dataroom.  
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Community Infrastructure Levy (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.  

 

HDC adopted CIL in 2012 with a standard rate of £85 per square metre, subject to 

indexation and policy changes.  

 

We understand that CIL payable for the Property is £199,750. 

 

Scheme 

 

The scheme has the following mix of accommodation, totalling 21 units: 

 

 2 bedroom house – 7 units 

 3 bedroom house – 6 units 

 4 bedroom house – 8 units 

 

 

6.0 TECHNICAL 

 

A comprehensive technical Information Pack has been put together and made available 

to all parties. We are therefore inviting purely unconditional offers based on the 

technical information and therefore appropriate assumptions being made within any 

offers received.    

 

Arboricultural Report  

 

An Arboricultural Report was undertaken by SJ Stephens Associates (April 2008). The 

report concludes;  

 

“Although the majority of trees are proposed for removal, the most important are 

retained (T27, T29, T37 and T38). Proposed tree removals will have little impact on the 

landscape character of the area. There are no Tree Preservation Orders, however the 

area does fall within a Conservation Area.”  

  
 Bat Survey  
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RSK Carter Ecological Limited conducted a Bat Survey (April 2008). The report 

concludes;  

 
“No bats or evidence of bats was recorded during the survey in relation to buildings or 

trees. Buildings 1, 3, 6, 7 and 10 are all at least Category 2 bat roosting potential. 

However, the proximity of the town centre and the relative lack of good foraging habitat 

on the site reduces the overall roosting potential of the site. Given the total absence of 

bat evidence recorded in any of the buildings during the survey, it is recommended that 

a single emergency survey followed by a drawn survey should be conducted on said 

buildings.”   

 

Ecological Survey  

 

RSK Carter Ecological Limited conducted an Ecological Survey (April 2008). The report 

concludes;  

 

“The vegetation on the site is fairly typical of abandoned gardens, and is generally of 

low value for nature conservation. There is some potential for protected vertebrate 

species to be present at this site. Small areas of habitat were identified as having 

potential to support breeding birds. A mature birch tree was identified as having a cavity 

with potential to support roosting bats, however no evidence of bats was recorded. No 

reptiles, ponds or badgers were found on site.” 

 

Environmental Noise Survey  

 

RSK Environment Ltd conducted an Environmental Noise Survey (March 2008). The 

report concludes;  

 

“The site is well shielded from the High Street, South Street and Brook Street and that it 

is in consequence relatively quiet except for the presence of the motor mechanics 

workshop to the southern end of the eastern boundary, which represents the main 

potential noise source affecting the future dwellings. The requirements of BS8233 would 

be met in the nearest proposed dwellings.” 

 

Flood Risk Assessment  

 

A Flood Risk Assessment was undertaken by Bury Happold (March 2009).  

 

“The site is located within Flood Zone 2 and partially within Flood Zone 3. These flood 

zones extend from joint interaction of the Great Ouse to the west and Hen Brook to the 

south. Properties located within Flood Zone 3 that experience an increase in flood risk 
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vulnerability will require provision of flood resilient protection measures. The existing 

drainage network on site consists of individual storm-water and foul-water sewers 

connecting into a main combined gravity sewer. [..] The proposed development has 

been estimated to increase foul flow volume and decrease surface water runoff. Total 

discharge (foul flow and storm water) to the main combined sewer system will be 

reduced and on-site attenuation storage is not required.” 

 

Heritage Statement -  Historic Building Assessment  

 

CgMs Ltd conducted a Heritage Statement (May 2008). The report concludes;  

 

“The site lies in an historic part of the town and has an identifiable character and form. 

The old Smithy (listed building) is limited in its special interest. The proposals would not 

cause harm to the special interest and would offer benefits to the long term use and 

restoration of the building. The proposed development is considered appropriate in its 

effects on the built heritage constraints at the site.”  

 

Phase 1 Environmental Audit Report  

 

Site Analytical Services Ltd undertook a Phase 1 Environmental Audit Report (March 

2008). The report concludes; 

 

“It is expected that the most potentially contaminating activities in proximity to the site 

would be a large number of commercial units / works located within 500m of the site 

including engineering works, garages, mills, breweries, smithies and factories and a 

potential pathway of contamination between these sources. The sensitive receptors 

likely to be associated with the site are believed to be the end users (presumed 

residents) of the site and any groundwater underlying the site (minor aquifer). There is 

no site flora considered to be of significant value.”  

 

Transport Statement  

 

Haskoning UK Ltd and Denis Wilson Business Group produced a Transport Statement 

(May 2008). The report concludes;  

 

“The site is centrally located with a range of facilities within walking distance and access 

to good public transport in the form of buses and rail. The vehicular access for the site 

will change from off the High Street to off Brook Street.”  
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7.0 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.  

 

A copy of the land registry documentation can be found in the Information Pack. 

 

8.0 TENURE / VACANT POSSESSION 

 
The Property will be available freehold (absolute) with vacant possession on 

completion. 

 
 

9.0 VIEWINGS/ MEETINGS WITH SAVILLS 

 

A viewing day for the Property will be held with full details being provided in due course. 

Unaccompanied viewings are to be made from the public highway unless prior 

arrangements have been made with Savills Cambridge.  

 

10.0 BIDS 

 

 Savills have instructions to place the Property on the market with a view to selling the 

site at its best consideration.  We ask that bids comprise the following information: 

 

 Confirmation that the offer is unconditional; 

 Purchase price; 

 Intention to build out the consented scheme & programme; 

 Details of track record; 

 Confirmation of Board Approval; 

 Confirmation that the purchaser will pay the vendor’s reasonable legal fees (non-

refundable and non deductible); 

 10% non-refundable deposit to be paid on exchange of contracts; 

 Timescale from exchange to completion; 

 Solicitors details; 

 Proof of funding; 

 Due diligence prior to exchange. 

 

 The sale is by informal tender, bids should be sent in a sealed envelope to Savills (UK) 

Limited, Unex House, 132-134 Hills Road, Cambridge, CB2 8PA and be received by 12 

noon on 28
th

 April 2017.  The envelope should be marked “Land to the rear of 22 

High Street, St Neots - JCB”. 
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 The Landowner will not be bound to accept the highest or indeed any offer and may 

withdraw the property from the market at any time. 

 

11.0 TIMING 

 

The method of disposal is by informal tender and the deadline for bids is 12 noon on 

28
th

 April 2017. 

 

Interviews will be held on the 2
nd

 May 2017. Prospective purchasers will be notified by 

1
st

 of May should they be required to attend and Savills requests prospective 

purchasers keep these dates free. 

 

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. 

 

12.0 VAT  

 

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

 

 

13.0 IMPORTANT NOTICE 

 

 Savills and the vendor 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 purchasers surveys and due diligence. 

 

14.0 FURTHER INFORMATION 

 

The full Information Pack can be found at www.savills.com/stneots and an index is 

provided at Appendix 1. 

 
 

http://www.savills.com/stneots
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Please ensure that in the first instance all enquiries are made to one of the individuals 

dealing with the sale:  

      

 

Justin Bates  

01223 347266 

jcbates@savills.com 

 

Rebecca Saunders 

01223 347271 

rebecca.saunders@savills.com 

Savills   

Unex House    

132 - 134 Hills Road  

 Cambridge 

 CB2 8PA 

 

 Tel. 01223 347000 

Fax. 01223 347111 

  

 

 

Appendix 1 – Dataroom Index 

 

Planning 

 Aerial Views 

 Amended Existing Site Plan  

 Amended Ground Floor Plan 

 Amended Proposed Elevations 13 & 15 

 Amended Proposed Elevations 14 & 16  

 Amended Proposed Elevations AA-BB 

 Amended Proposed Elevations CC-EE 

 Amended Proposed First Floor Plan 

 Amended Proposed Second Floor Plan  

 Amended Proposed Site Plan  

 Application Form  

 CIL Liability Notice  

 D&A Statement  

 Decision Notice 

 Existing Elevations 1 & 2 

 Existing Elevations 3 & 4 

 Existing Elevations 5-8 Building B 

 Existing Elevations 9-12 Building D 

 Existing Elevations 29-32  Building C 

 Existing First Floor Plan – Sheet 1 

 Existing First Floor Plan – Sheet 2 

 Existing Ground Floor Plan – Sheet 1 

 Existing Ground Floor Plan – Sheet 2  

 Location Plan  

mailto:jcbates@savills.com
mailto:rebecca.saunders@savills.com
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 Photographs 

 Photographs Sheet 1 

 Photographs Sheet 2 

 Photographs Sheet 3 

 Photographs Sheet 4 

 Photographs Sheet 5 

 Photographs Sheet 6 

 Photographs Sheet 7 

 Proposed First Floor Plan  

 Proposed Site Plan  

 S106 Agreement  

 

Technical 

 Amended Topographical Survey  

 Amended Tree Removal and Protection 

 Arboricultural Report  

 Bat Survey  

 Ecological Surveys 

 Environmental Noise Survey 

 Flood Risk Assessment  

 FRA Appendix B 

 FRA Appendix D 

 FRA Appendix E 

 FRA Appendix F 

 FRA Appendix G 

 FRA Appendix H 

 FRA Appendix H 2 

 FRA Appendix I 

 Heritage Statement – Historic Building Assessment 

 Phase 1 Environmental Audit Report 

 Transport Statement  

 

Legal 

 Register – CB326189 

 Title Plan – CB326189 

 Register – CB106422 

 Title Plan – CB106422 

 Register – CB318345 

 Title Plan – CB318345 
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 Register – CB319838 

 Title Plan – CB319838 

 

 


