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Appendix 1

CHAPTER 6:-Ghe Opportunity Areas

6.1

Vision

The broad focus for the plan in terms of development is to achieve appropriate
regeneration of the central core of Ipswich {ITlhe Area). These Opportunity Areas,
which have potential for regeneration, are also some of the most sensitive historic and
archaeological parts of the town. The Opportunity Areas are designed to reflect the
historic character of each of the areas.

The Opportunity Area descriptions, development principles and plans which follow
will act as indicative concept plans to guide thevelepment strateqically that is
expected to take place.

Eight Opportunity Areas have been identified within theQOe area defined on the
map below in-Figure-1-in-Chapter2-({see-list-belowhey are areas where there are

clusters of development opportuties, which together present an important
opportunlty to enhance the townscape and publlc reatmte—gppenunny—A#ea
as-coneept plans
, y 3 3 The Opportunity
Area Policies should be read with conS|derat|on to the SP_and DM Policies which set
out the preferred use of the site and the allocation site sheets. The site sheets identify
specific_constraints, considerations andpoptunities for each individual allocation,

whilst the Opportunltv Areas set out the VISIOn for the Wlder ar@hey—sheu#d—be

The eight IPOne Opportunity Areaare as follows:

A Island Sitdthisarea-includes part of the former Opportunityea EQver Stoke
Waterside)

Merchant Quarter

Mint Quarter and surrounding area

Education Quarter and surrounding area

Westgate

River and Princes Street Corrid@ghis—area—reflects—a—+ocus—oftheformer
Opportunity-Area-G-RiverCorridor)

Upper Orwell River and Canalsigi¢his is a new area added to reflect potential
development sites in this area of-he, allocated through policy SP2

H Holywells Area_this is a newareawhich presents an opportunity to link the
Waterfront to theresidential areaand HolywellsParkto the east.
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6.2

Map illustrating the OpportunitreasA-H with allocated sites highlighted within

each area. See specific Opportunity Areas and site allocation stAgaiendix 4Jor

more detail.

[Jie-one area
[_] opportunity Area
[ site Ancoation

A sl Site

O i, ST
2 MNerchast Quater and ssrscending sres
SN BT, T 1 NS, LR R, TSN, O
PO S S, e et
Mivl Quarter rrounding sree

PO OB, O, FIIE

Education Cuarter and ssmcunding ares
T

c

C

£ Wesigaie

T River and Princes Stseet Cornidor
BT ST PR ORE SOM

G Upper Orwel Mver and Canaluide

"

S STOL T PSP, I, IS4 Wiee

Molywels
U P, Se S IR

© Crown copyeght and cutstess dght 2000 O5 100021588 ipewics Sorsugh Counct

Each OpportunityArea policy includes an assessment of existing character and
identifies _a vision for the area with regard to development opportunities. This is
prepared through a written commentary and with the support of plaRer each
Opportunity Area two plans are ilugled: the first is a existingsite analysis plawhich
takes into account the current condition of the Opportunity AreadtThe secondis

a plan to illustrate the development options and design guidelines. The development
options shown illustrate how development could be laid out on allocated sites
although is only indicative




Supersede®ite Analysi&eyg

Key to Diagrams - Site Analysis
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Supersededdevelopment Options Key

Key to Diagrams - Development Options
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Replacemensite Analysi&ey ¢

Key to Diagrams - Site Analysis
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Replacemenbevelopment Opportunitiesdy -

Key to Diagrams - Development Opportunities
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Appendix2

Supersedd A ¢ Island Site. Site Analysis.

A - Island Site

Analysis

© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.



Supersedd A ¢ Island Site. Development Options.

A - Island Site

Development Option
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ReplacementA ¢ Island Site. Site Analysis.

A - Island Site

Analysis
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ReplacementA ¢ Island Site. Development Qqortunities.

A - Island Site

Development Opportunities
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Opportunity Area A Island site

Character Assessment

The Island is located in the heart of the Ipswich Waterfront on land that was reclaimed when
GKS 2SG 5201 ¢6la O2yaidaNHzOGSR 20SN) mpn &SI N&
08 | YIEINNRBg O2yySOilAzy Fd {d tSaf$heBlEnd 52071 @
Waterfronthas changed as industrial port activities have given wénydb quality residential
andleisure uses based around the development of the marina. The Isdéaids its industrial

use including ship building, which needs to be omemodated alongside any new

development and regeneration of the araapresents-a-key developmentopportunity-inthe
regenerated-Waterfront.

The current use of the Island site for boat storage and uses associated with the marina result

in an open charactewith existing development of the site being low scale taking the form of
dzi A f AGENRALY 61 NBK2dzdAy3s 6AGK (KS SEOSLIIAZY
Cottages. These buildings, with the Public Warehouse No. 1 and the fixed cranes form an
historically significant group of buildings on the Island. This existing use andisew
development therefore allows for views across the Wet Dock Conservation Area and allows

for a visual relationship between the development to the west along the NeiwaSwvell as
intervisibility with the more contemporary development along the Waterfront to the east.

The Opportunity Area also includes the east side of the former hamlet of Stoke, protected by
conservation area designation. In recent years, residedéaélopment has taken place along

the edge of the Waterfront to the west of the New Cut, however, there are several sites with
vacant and part industrial uses allocated for residential development in this area on the Stoke
Bank (IP133, IP039a and 1P188).

The Opportunity Area is within the Area of Archaeological Importance and there may be
archaeological finds related to areas industrial and maritime heritage and to the west there
may be Saxon and Medieval archaeology associated with the hamlet of Siakiy.
engagement with Suffolk County Council Archaeological Service will be required. The
Development _and Archaeology SPD highlights the considerations and processes for the
management of archaeological remains through the development process which will be
relevant to the Opportunity Area.

Vision

The waterfront should be a focus for high quality residential development which reflect the
special interest of the conservation areas and historic environment.

The new development should sit alongside existing successful industrial uses and residential
schemes and create a balanced community.
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The development of the Island Site offers the opportunity to introduce attractive and well
planned green spaces. Thiosid be located to have regard to the most sensitive open vistas
from the development.

New development should seek to link to existing connections to ensure proposals integrate
with the existing character and layout of the surrounding area.

Development Ptential

The development of thésland-siteOpportunity Areacan contribute in a variety of ways to
the regeneration of the Waterfrordrea His-appropriate-forprovision-ofHow-to-medivmrise
development-which-wouldNew development shoulchaintain theessential character of the

Wet Dock Conservation Area apibtect-sighificant-views-across-from-tbater edges of the

Waterfront.

DAOSY GKS LaflyR aAiSQa OSYiNIf f20FGA2Y>
development on the neighbourg banks, which will mean that any new development needs
to have active frontages to multiple elevations.

Space is available to provide some much needed green areas including reinstatement of the
tree lined promenade. The old lock gate area provides arahfocus for leisure uses while
there is still space for further development of marina related actityhancing linkages from

the Island to théwWaterfront andthe west bank will be key to achieving a permeable, well
connected development which can bajoyed by both residents and recreational users.

West of the New Cut, opportunities exist for new mixed use development which can enhance
the setting of historic buildings such as Felaw Maltings and the use of the quayside
promenade and historic connectjrroutes such as Great Whip Street and Felaw Street.

Development Opportunities Development Principles
Mixed use development comprising 1 Retention, refurbishment and
(percentage is indicative): conversion of historic structures
1 Residential (70%n IP037 and 1009 (Public Warehouse, Lock Keepers
on IP039a, IP133 and IP}&®uld Cottages and Harbour Masters
include livework units House)
1 Marina moorings andhore based 1 Reinterpretation of historic lock as
facilities at the south end of the focus to new public space
Island +—Protection-of-key-vistas-across-the
1 Marine related industry including island
boat building 1 Protection of predominantly open
1 Employment including office use character of water area

13



=

Small scale retail, cafes and
restaurants

Heritage/cultural based visitor
attraction

Public open space
Conversion of histiac buildings
Waterfront promenade

Generally low to medium rise
development (3 ,4 and 5 storeys)
High quality public realm/open
spaceghat integrates with the
Flood Barrier public space and
viewing points

Waterfront promenades to Wet
Dock and Riverside

Development to provide vehicular
access (including emergency
vehicles) and bridge across New G
to link to Felaw Street

Layout should not prejudice the
potential provision of a full Wet
Dockcrossing

Provision of cycle/pedestrian
bridge across lock gate and
westward pedestrian and cycle
access across the New Cut
Layout to facilitate location of new
foot/cycle bridge from New Cut to
{G t SGSNN& 2 KI NJ
Layout and design to address floog
risk

Development to take account of
heritageassetsssuesncluding
archaeology anthe Stoke andVet
Dock Conservation Arsa

Ensure suitable public transport
provisionthrough improved
connections between the Island an
mainland

Retain existing inddsgal uses on
the Island site
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Appendix3
Superseded ¢ Merchant Quarter. Site Analysis.

B - Merchants Quarter

Analysis
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Superseded ¢ Merchant Quarter. Development Options.

B - Merchants Quarter

Development Option

© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.
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ReplacemenB ¢ Merchant Quarter Site Analysis.

B - Merchant Quarter

Analysis
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ReplacemenB ¢ Merchant Quarter Development Opportunities.

B - Merchant Quarter

Development Opportunities
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Opportunity Area B¢ Merchant Quarter

Character Assessment

Having undergone a period of development which has regenerated the Northern Quays,
progress has now stopped, leaving a number of unfinished developments and gap sites. There
are still issues of lack of connectivity between the Waterfront and the traditidrown
Centre. The area between the old centre and Star Lane contains a network of streets, chiefly
running northsouth, but the linkage between this area and the Waterfront is affected by the
barrier presented by the Star Lane gyratory road systemrelisea poor quality environment

in some parts of the area with several underused/vacant sites.

This area includes much of the internationally important area of the ASgkon and
Medieval town and waterfront, including scheduled monuments and willliresoonsiderable
commitment of resources to archaeologYhese sites are some of the most important
remaining sites in Ipswich with the potential to address major research guestions about the
origin and development of the town. The Development and ArclapoBSPD highlights the
considerations and processes for the management of archaeological remains.

The opportunity area benefits from numerous listed buildings and includes parts of both the

Wet Dock and Central Conservation AreésKk S a8 A (G S 2 Tege?s2alsé SithiRa /[ 2 f
thish LILJ2 NTidzy Adié ! NBFS AyOfdzRAYI 22faSe8Qa DFGS
Monument. The historic _significance of the area is explored through the relevant
Conservation Area Appraisal.

Site sheets IP011a, IP011b, IPQAP035, IP043, IP054b, IP132 and IP136 identify where there
are historic environment constraints which will need to be taken into consideration in the
redevelopment of the site.

Vision

Theprincipal aim of the A A Sdlop
an-Oepportunity Area isto improve the links between the regenerated Waterfront area and

the centre of townl YR dz&d S GKS 1JRGSyaAlrf WwW3IlLlLldQ G2 LN
connecting the town centre and waterfronfThe area inades several vacant and underused

sites, the redevelopment of which would knit the area together from its present fragmented

state.

New development within the area should have its own unigue character reflective of its
transitionary location.

The Councihas adopted a Town Centre and Waterfront Public Realm Strateqy SPD which
aims to quide the improvement of public spaces and streets.
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Development potential

OpportunityAreaB is a focus for urban regeneration within the town and represents a
significant clustering of sites with development potential.

Archaeological investigations will be required to enable many of the sites to come forward.
The types and egrnt of archaeological remains discovered will be significant in determining

where development may be appropriate _and will influence the layout, amount and

construction methods of proposals.

Development should be designed to minimise growsturbance andavoid harm to the
archaeological sites and, especially, scheduled monuments within the Opportunity Area. If
harm is unavoidable, the public benefits of the proposed development should be substantial,
presenting opportunities for exemplar development schesmand facilitate an _improved
understanding of the archaeological significance of the area. Where disturbance of
archaeological remains is unavoidable, public interpretation and presentation of the results
could help anchor the development and create asenf place.

In_addition to planning permission, development proposals directly affecting scheduled
monuments will require Scheduled Monument Consent under the Ancient Monuments and
Archaeological Areas Act 1979 (as amended). In order to meet the requitsifioe obtaining
Scheduled Monument Consent, development proposals will need to minimise and justify any
harm, and demonstrate a very high level of public benefit.

Linked with proposals to lessen the impact of the Star Lane corridor, opportunitigg@xis
bring vacant heritage assets back into use agidforce the existing historic character and
street pattern; Development should also look fmomote improved pedestrian connection
through and across the area, and migration of activity between thenT@entre and the
Waterfront with the redevelopment of these underused/vacant sites.

Development Opportunities Development Principles
Mixed use development comprising: 1 Layout to relate to historic street
Residential (could include live work units) pattern.

1 Fine grain development of generall
Nontresidential use low rise (3 storeys) with increased

-Offices/businesses
-Cafes/restaurants
-Small scale retail

scale at focal points, up to a
maximum of 5 storeys, teeflect
historic scale and grain. Taller
buildings may be permitted in the
tall building arc defined through
policy DM15.

1 Enhance pedestrian linkage
between town centre and

20



waterfront with upgraded public
realm.

Development to address street
frontagesq particularly Star Lane
and if possible allow for widening g
Star Lane to accommodate tree
planting, cycle provision or wider
footways.

Development to respect and
enhance setting of Listed and
historic buildings.

Development to address schedule(
monumerts and archaeology
including conservation principles
and, where relevant, mitigation for
impacts on archaeological remaing
and enhancement of public
understanding.

Development directly affecting
scheduled monuments will need to
deliver demonstrable publibenefit.
Replacement site for major EDF
electricity substation.

Layout and design to address flooc
risk.
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Appendix4

Superseded @ Mint Quarter and surrounding area. Site Analysis.

C - Mint Quarter

Analysis
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© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.
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SupersededC¢ Mint Quarter and surrounding areaDevelopment Options.

C - Mint Quarter

Development Option

© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.
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Replacement @ Mint Quarter and-sutrounding-areaSite Analysis.

C - Mint Quarter
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Replacement @ Mint Quarter and-sutrounding-areaDevelopment Opportunities.

25



























































































































