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SITE ALLOCATIONS ANDAPERI(INCORPORATINGNE AREA ACTION
PLANDEVELOPMENT PLAN DOCUNRENTEW

FOREWORD

Following adoption of the Local Plan review in February 2017, the Council has been
cooperating in the production of an aligned local plan with the Councilsati@in the

borough boundaries and share in the same housing market with the towhe
Councilmaintains the belief thathe planning of our town is one of our key roles and

as such we areonce againpleased to set out our vision, objectives and stratégr

the future development of Ipswichit is vital that we mantain up to date policies that

conform with national guidance so that we cprotect and enhancéi K S {ky y Q &
assetsWeO2y GAydzS (2 62N] F2N 0KS dhandedmata T dzi dzNE
0SYySTAG GKS G26yQa SEA&alGAY3I NBaAARSy(G&S odzaA

We are pleased to set out within this document admaft policies andproposals for
sites allocated for development in the town, and also other sites which we believe will
benefit from potection from development.

The overarching framework for development in Ipswich Borough ®8628set out in
the FinalDraft Core Strategy and PoliciBevelopment Rin Document TheFinalDraft
Core Strategy also identiBelpswich Garden Suburb as srategic site for
developmentin Ipswich and the nortlern end of Humber Doucy Lane ascenss
borderallocation forfuture growth.

This Final Draft Site Allocations and Polici&®evelopmentPlan Document adds the
site-specific detail to that strategy caoss the whole Borough. Itontinues to
AY O2NLIZ2 NIhYS Qi gk NBWL t2 T. It BRetampanied by hikupdatok
policies map, showingn an Ordnance Survey base msifes for development and
sitesfor protection.

To find out more please see thH@ouncil websitevww.ipswich.gov.uk/localplan or
contact the Planning Policy team at the Councilplanningpolicy@ipswich.gov.uk
telephone numbe 01473 43P19.

Councillor Carole Jones
Portfolio Holder foPlanning & Museums
January 2020


http://www.ipswich.gov.uk/localplan
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CHAPTER 1: Introduction
1.1  This introduction provides an explanation of:

1 what the document covers

9 what status this document haand how it reates to other documents
forming part of the Ipswich Local Plan; and

1 how this stage of the process fits in to the production process for the Site
Allocations and Policieg(incorporating IFOne Area Action Plan)
Development Plan Document

What the DocumeniCovers

1.2 Theformal title of this planA & Eirfdl®DraMSite Allocations and Policies
(incorporating IPOne Area Action Plar)evelopment Plan Documedt® L G A &
KSNBE I ¥4 SN NB TS NN&RDrafiSte Allocatidr Blan@®/ken (1 KS W
the review praess has been completed, which is expected i202€his Site
Allocations Plan will supersede the one adopted in February 2017.

1.3 TheSite Allocations Placoversthree main areas of policy. Firstly it identifies
a wide range of siteacross the whole Borah, whichshould be allocated for
development or afforded a degree of protection from development (Chapter
4). Secondlyit sets outpolicies for town centre uses such as retail and leisure
(Chapter 5). Finally provides development guidelines for smpportunity
areas within IPOne where significant development and public realm
improvements are anticipate{Chapter 6). Policies and proposals specifically
for the IROne area are included throughout the relevant sections of the plan,
with only the additionhdevelopment guidelines set out in a separate chapter
for the Opportunity AreasThe policies contained in the plan are referenced
W{tQ YSIYyAy3d ariasSa LRtAroeod

1.4 It does not cover the Boroughide strategy for growth, or overall housing
and employment figure for Ipswich. These are dealt with through the Core
Strategy and Policie®evelopment Plan Document G KS W/ 2NK { G NI
which is also subject to reviewAn updated policies ma@and IROne Area
Inset policies mawill be published alongside thisnalDraft Site Allocations
Plan.

1.5 ThisFinal DraftSite Allocations Plaalso includes two noipolicy basegarts.
Part A provides the context to the whole document, which explains among
20KSNJ GKAy3da GKS LLIAGBGAOK [20Ffenstly | yR
fit together. Part D considers policy implementation, targets and monitoring
proposals.

1.6 A Sustainability Appraisal incorporating Strategic Environmental Assessment
has been carried out alongside the preparation of this draft plan. The full
resultsof that exercise are available in a separate report.



1.7

1.8

1.9

1.10

What status this document has

Thefirst Site Allocations Plawas adopted by the Council on "®Zebruary
2017 and looks ahead to 2031t forms part of the statutory development
plan with the Core Strategy and Policies Development Plan Document
together they form the Ipswich Local Plafherefore, it carries significant
weight in the determination of planning applicationsa the Planning and
Compulsory Purchase Act section 38(6):

G X T2 NJ e Kfany dadeiididation to be made under the planning Acts
the determination must be made in accordance with the (development) plan

unless material conRiSNJ G A2ya AYRAOFIGS 20KSNBAASPDE

Both of the plans are now under review. This document i$oamal draft,
aSdhiaAay3a 2 dzifinaliskeSoliciez dnd ProdoLald, looking ahead to
2036. The production of theSite Allocations Plamill follow a five stage
process as set out below:

Stage 1:Notification of the intention to prepare a plan, inviting
representations on its content and considering the representations
made (regulation 18)¢ this was undertakenthrough Issues and
Options consultation in 2017 and Preferred Opti@maisultation in
Spring 2019

Stage 2:Publiation of the plan,inviting represatations in relation to its
soundnessand considering the representations made (regulations
19-20) ¢ this isthe current stage of plan preparation

Stage 3:Submissiorof the planand representationso the Secretary of State
(regulation 22X this is exected to take place i®pring2020,

Stage 4:Independent examination of the plan and publication of the
LyalLlSoi2NRna NBdgatvng S5RcIthis As2ypécted
to take place irBsummer202Q and

Stage 5:Adoption of the plan by the Council (regtibn 26)¢ expectedin
early 2021

A summary of the tests of soundness is contained at Appendndla list of
all the policies contained in this plan at Appendix 2

The revised Local Development Scheebruary 2@9) provides more
details on the vadus stages and the process involved in producing
documents.

1 Town & Country Planning (Local Planning) (England) Regulations 2012
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Part A
The Context



CHAPTER 2: The Ipswich Local Plan

2.1

2.2

2.3

2.4

2.5

Thelpswich Local Plan consiststafo development plan dcumens (DPDs)
supported by policies maps. THaPDsfor Ipswich arethe adopted Core
Strategy and PolicieBevelopment Plan Documeieview and the adopted
Site Allocations and Policie@incorporating IPOne Area Action Plan)
Development Plan Documenin addition to the Local Plan, there are other
planning document$or Ipswich

1 Supplementary Planning Documents for example the Local List
(Buildings of Townscape Interest) antpswich Garden Suburb
supplementary planning documents; and

1 Supportingdocumentsthe Satement of Community InvolvemerReview
March 2018 Local Develapent SchemgeSupplementary Guidancend
Authority Monitoring Report.

¢ KS / 2 dd6pdedl (Coré Strategy and PolicieBevelopment Plan
DocumentReview sets out a Borouglwide growth strategy up to 281 in
terms of numbers of homes and jobs needed and #isospatial distribution

of growth. TheCore Strategy Reviefavours brownfield development early in
the plan period, in order to maintain the momentum of urban regeneration
around the Waterfront Geenfield development becossprogressively more
signifiant throughout the plan period. Th€ore Strategy Reviewdentifies
the Northern Fringeof Ipswich(known as the Ipswich Garden Subuas)the
main area for housing growtbn greenfield land

The adoptedSite Allocations Plaprovides the detailed poliees, which give
effect to certain strategic policies of the Core Strateiggluding policies CS7
(housing)and CS13 (employment)The two development plan dcumens
together form the Ipswichdevelopment plan Proposed developments
assessed against aklevant policies contained withithe two plans.Both
plans are under review to extend their timescale to 2036.

The national context for the Ipswich Local Plan is provided by the National
Planning Policy Framework (NPPF). It veassedin July 2018and February
2019 One of the tests of soundness folevelopment plan dcumenst is
consistency with the policies in the NPPR addition, Planning Practice
Guidance is published by the Government to provide more detailed advice to
local planning authorities.

The Site Allocations Plaincorporates the IFOne Area Action PlanCore
StrategyReviewpolicy CS3 commits the Council to preparing the Area Action
Plan to implement the spatial strategy of urban renaissance. Therefore the
key elements of the HDne Aea Action Plan have been incorporated into this
Site Allocations Plan The area covered by-(®he is indicated on the map
below. It includes areas known as the WaterfroMortman Quarter

2NPPF 20(d paragraph 35



2.6

2.7

(previously calledipswich Village the Education Quarter and ¢htown
centre. It was defined as an area where significant change is expected during
the plan period. Policies applying within the@iRe area and the boundaries

of the areas referred to above are shown on arOlife inset policies map.

Figure 1 IFOneBoundary

O

© Crown copyright and database right 2013. Ordnance Survey Licence number 100021566. Ipswich Borough Council

IP-One consists of 301 hectares (just over 3 square kilometres) ofylogy

land adjacent to the River Orwell. The ground rises to the north, east and
south to ridges, which in many places are wooded and provide a distinctive
and attractivegreen backdrop to the central area. The River represents a
positive focus for regeneration, but also something of a barrier to movement,
both north-south and eastvest. The area includes two large conservation
areas- Central (1) and Wet Dock (1¢)and the smaller Stoke Conservation

I NBF o0 FyR F avYrtt LINLG 2F GKS {4

The IPOne area divides into several identifiable areas of activity: the Central
Shopping Area where retailing is the dominant use; the wider town centre
where leisure (such as Ipswich Town Football Club) and office uses
predominate; the Waterfront with its mix of commercial, leisure, patated

and residential usefortman Quartein the west of IFOne which is a mixed

use neighbourhood primarily of homeand offices,and the Education
Quarter in the eastwhere the new Universityf Suffolk and Suffolk New
College are the main land use%here is a degree of overlap between some
of the areas.



Key Issues for the Site Allocations Plan

2.8

2.9

2.10

The Council is gpiired to keep under review matters which may be expected
to affect the planning and development of the BorotighThus a body of

evidence underpinghe Final DraftCore Strategy and the Final DraftSite
Allocations Plan Key elements of the local evidanbase include

1 IpswichEconomic Are&ector Needs AssessmeBeptember 2017,

1 Ipswich Employment Land Supply Assessmémit] 2018,

1 the Ipswich Strategic Housingnd EmploymentLand Availability
Assessmenupdate November 2018 and updated November 2@1
(SHELAA),

1 the Ipswichand Waveney Housing Market Are&srategic Housing

Market AssessmentSHMAPart 1 and Part &including January 2019

update)Reports May 2017

1 New Anglia Local Enterprise Partnersifconomic Strategy for

Norfolk and Suffolk 207,
1 Ipswichand Suffolk Coast&etail and Commercial Leisure St 7
and Retail Position Update Statement August 2019

1 Settlement Sensitivity Assessment Volume 1: Landscape Fringes of

Ipswich, July 2018,

1 2011 Census ONS

1 Authority Monitoring Reporii32017-2018,

1 Ipswich Strategic &bd Risk Assessment 2011 (SFRAJ 2019
refresh

1 Ipswich Wildlife Audit Update 20123 and 2019 Review

1 Suffolk County Council Historic Environment Recardd Urban
Archaeological Database

1 Ipswich Transporiodelling,2019 and

1 Gypsy Traveller Travelling Showpeople and Boat Dwellers
AccommodatiorNeedsAssessment for Ipswich, Babergh, Mid Suffolk,
Suffolk Coastal and Waveneyn partnership with Suffolk County

Council, 201.

These documentsand others may be found on t8 / 2dzy OAf Q&

www.ipswich.gov.ukwithin the Planning Polic€ore Document Librargnd

on the page entitled New Evidence Base Documents for the Ipswich Local

Plan Review to 2036

The key strategic challengésr Ipswich are identified ithe Core Strategy

Reviewparagraph 25. Some of themore detailedissues emerging from the

evidence whichthis plan needs to addresare as follows:

1 alocatingsufficient land tomeet objectively assessed housing need in

accordance with the National Planning Policy Framework
1 allocating enough good quality land to attract and ret@mbs within
the Borough

3 Planning and Compulsory Puasie Act 2004, Part 2 Section 13.

8
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strengthening the role of Ipswich town centre in response to ongoing
OKIFy3aSa G2 GKS ¢ & Argsidantk an® wsitoksi
and allocating suitable and available sites for future town centre
development;

managing the additional travel demands that growth will generate
and guiding as many trips as possible to sustainable modes for the
good of the environrant, economy and health

tacklingdeprivation in the worst affected wargs

supporting the completion ofkey regeneration projects at the
Waterfront;

enhancing pedestrian and cycle connections across and around the
town, particularly between the Waterfrordnd town centre

addressing the conservation and enhancement of heritage assets and
biodiversity,

ensuring that policies and allocations support the health and
wellbeing of people in Ipswicland

ensuring that demands placed on new development do notesnt
non-viable.

A

a SN
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CHAPTER Vision and objectives

3.1

TheCore Strategy Reviewsion for Ipswich Borough provides the context for
this more detailedSite Allocations PlanTheCore Strategy Reviewsion is as
follows:

The Core StrategReviewVision

Our Vision is to improve the quality of lifeealth and welbeingfor all who

live in, work in, learn in and visit Ipswich by supporting growth and ensuring
that development happens in a sustainable manner so that the amenities
enjoyed by local peoplera not harmed and the town is enhanced.

By 2036, Ipswich town centre will embrace a greater mix of uses providing
opportunities for shopping, leisure and cultural activities, learning, working
and living. The town centre, Waterfront and Portman Quartédl provide a
range and choice of higher density homes to meet needs including on a
redeveloped Island Site, whilst recognising that not everyone wishes to live in
a flat. The Princes Street corridor will be a busy office quarter providing
modern, flexibleGrade A floorspace. Movement around the town centre will
be easiest by foot and cycle, using an integrated network of safe, convenient
and attractive routes, supported by a higjuality public transport network.
The town centre will be inclusive, addresgithe needs of the less mobile
within a high quality public realm.

Outside central Ipswich, thriving district and local centres will provide local
shopping, leisure and services close to people's homes and be at the hub of
strong and cohesive communiie Three new neighbourhoods will be
completed at Ipswich Garden Suburb with housing delivered alongside a
country park and highway, water, energy, education, green and health
infrastructure.

By 2036, a range of new homes will be provided across the Bbrand
within the Housing Market Area to meet needs. The Ipswich economy will
have grown hand in hand with the skills and knowledge of the local
workforce, providing opportunities for all as part of a strong and prosperous
Ipswich Functional Economic Areapported by a successful university.
Growth will be supported by modern, fit for purpose infrastructure, and
Ipswich will be well connected and offer a range of sustainable transport
modes to all its usersFuture development will be adaptable to the
implications of climate change impact.

The distinctive network of beautiful parks and open spaces, green
infrastructure and open water will be protected and enhanced, to support
GKSANI dzaS o0& LIS2LX S YR gAfREAFSOD
and opportunities taken to enhance biodiversity and adapt to climate change.
¢ KS (2 ¢ yhaural anddbistoric environmentsvill be conserved and

10
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3.2

enhanced and growth will respect the character and distinctiveness of
neighbourhoods within Ipswich.

The Ipswch of 2036 will have grown and changed in ways that respect the
past and look to the future; it will be a county town that everyone in Suffolk
will feel proud of.

The Core Strategy Reviegoes on to identify objectives in paragraph 6.8.
Thosewith a ge@raphical elementvhich will need to be addressl through
this Site Allocations Plaare:

Objective2 At least (a)8,010 new dwelling shall be providedo meet the
needs oflpswichwithin the Housing Market Arebetween 20B and 203 in

a manner that adresses identified local housing needs and provides a decent
home for everyone, wittB1%at the Ipswich Garden Subudnd 15%in the
remainder of the Borougtbeing affordable homes; and (l@pproximately
9,500 additional jobs shall be provided in Ipswich dopport growth in the
IpswichStrategic Planningrea between 208 and 20%.

Objective3 The development of the Borough should be focused primarily
within the central IpswichYP-OneQ areg Ipswich Garden Suburlthe
Northern end ofHumber Doucy Lanend within and adjacent to identified
district centregthese areas are identified on the key diagram)

Objective 4 Development must be sustainable, environmentally friendly and
resilient to the effects of climate change.

Objective 5 Every development shdutontribute to the aim of reducing
Ipswich's carbon emissions below 2004 levels.

Objective6 To improve accessibility to and the convenience of all forms of
transport, and achieve significant modal shift from the car to more
sustainable modesThis will: (a) promote choice and better health; (b)
facilitate sustainable growth, development and regeneration; (c) improve
integration, accessibility and connectivity; and (d) promote green
AY FNI & NHzOG dzNB | a-vehidular Sibedsk ardu@Sthe 4@ NBE Sy Q
and urban greening of existing routeqeSifically:

- Significant improvements should take place to the accessibility to and
between the three key nodes of: the railway station (including the
wider Portman Quarterenvironment), the Waterfront (and padularly
the Education Quarter) and the Central Shopping Area;

- Additional eastwest highway capacity could be provided within the
plan period in the Ipswich area to meet the needs of the wider
population and to provide the potential to reallocate sonentral road
space;

- Comprehensiveintegratedcycle routes should be providednd

- Ipswich BoroughCouncil aspires to an enhanced public transport
system.

11



3.3

3.4

3.5

Objective 7 To enhance the vitality and viability of the town centre and
district centres in@sponse to changing consumer habits.

Objective 8A high standard of design will be required in all developments.
Development should conserve and enhance the historic environment of
Ipswich, including historic buildings, archaeology and townscape.

Objectve 9 To protect and enhance high quality, accessible strategic and
local open spaces rich in biodiversity and geodiversity for people to visit and
use.

Objective 10 To retain and provide high quality and sustainable education,
health and sports facilitiesand other key element of community
infrastructure to meet local demand.

Objective 1 To tackle deprivation and inequalities across the town.

As part of the Ipswich Local Plan, tRisalDraft Site Allocations Plaaims to
deliver the Draft Core Strateg Review vision through the policies and
proposals contained in the following chapters.

The Site Allocations Plaincorporates the IFOne Area Action Plan referred to
in Core Strategy policy CSBhe IPOne area, as explained in Chapter 2,
covers centralpswich including the town centreThe Council is a signatory

G2 GKS LLIABAOK *AadA2Yy R20dzYSyd F2NJ GKS

2 dzNJ ¢ 2 ¢y andl WaB gmflRh@d in 20151t sets out a vision for the

town centre as follows. The Ipswich Vi§io A4 (2 ONBIFGS W9l a

2 GSNFNRYUG ¢26YyQ YR RSYIYRAY

A town centre that will attract new investment

A town centre that is true to its history

A town centre that is bold and ambitious

A town centre that recognises the need for change

A town centre tlat will excite those who visit it

A town centre that will appeal to those beyond its immediate
catchment

=4 =4 -4 -4 4 -

Where appropriateand consistent with the evidence bagtbe draft policies

and proposals set out in this plaupport the achievement of the Watednt

Town Centre vision, for example, by allocating sites for development and
LIN2GSOGAY3 GKS 026y Qa odzAfd KSNRGI IS

The Vision brings together the aspirations of the partners on a range of issues
and identifies a series of actions for the next few yeamsné& of these are
relevant to the Local Plan and others are not, because they relate to matters
beyond the remit of the planning system. The two documents (the statutory

12
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other in ahelpful way.
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CHAPTER: Site Allocations

4.1

4.2

The Final DraftCore Strategydentifies targets for housing, jobs and retail
growth through policies CS7, CS13 and CIMs chapter sets out the site
allocations to deliver som of that growth. OthelFinal DraftCore Strategy
policies also address the matter, for exple CS10 Ipswich Garden Suhurb
Ipswich town centreretailing is dealt with in Chapteb YP-One Are® = 0 dzil
housing, employment, mixed us®pen spaceand commurty facility site
allocations are addressed below

The thresholdsite size for making allocations is 0.1ha or 10 dwellings in the
IP-One Area, and 0.2ha or 10 dwellings in the rest of the Borough. Sites below
these thresholds are naisuallyallocatedbut may come forward. They are
accounted for in supply calculations through small sites allowances (where
they already have planning permission) or windfall allowances.

15



4.3

Policy SP1 The Protection of Allocated Sites

This policy introduces measures to reserve allocated sites for the uses
proposed and thereby means amyappropriatealternative uses would be a
departure from the development plan.

PolicySP1Theprotection of allocated sites

Sites will be safeguarded for the use(s) for which they have been allocated.
The Council will oty permit alternative uses on allocated sites if they are
compatible with other plan objectives and policies, they do not harm the
plan strategy and the applicant can demonstrate that the allocated use is|

a. Nolonger needed to meet planned developmemieeds; or
b. Not viable or deliverable and likely to remain so during the plan
period.

Where an allocated mix of uses is not viable or deliverable, the Council will
prioritise the primary use and community uses (including open space)
identified through the policies and the site sheet at Appendix 3A and
negotiate the remainder of the mix.

4.4

The Council has specific requirements for the delivery of housing, jobs and
retail devdopment in the period up to 208 Sites are allocated in this plan

to enalle the targets to be met. The allocations need to be backed by policy
to ensure that they cannot easily be developed for alternative uses and
thereby harm the Coun€da | 0 A thiew &ts diovth targets. To
demonstrate that the allocated use is notible or deliverable in accordance
with clause b., applicants will be required to produce evidence that the site
has been marketed actively for a continuous period of at least twelve months
from the date of the first advertisement for the allocated usea manner

O2yaAraidSyd oAGK (GKS /2dzyOAf Qa $ofNJ SGUAY 3

the Final DraftCore Strategy

16



PolicySP2 andAllocated forHousing

4.5 Through Final Draft Core Strategypolicy CS7%he Amount of Housing
Required? the Coundi commits to allocating land to provide at least an
additional 6,100 dwellings netto 2036 The following poli¢ provides the
detailed site allocations to deliver a proportiontbft housing requirement

PolicySP2.and allocag¢d for housing

The followng sites are allocated for residential development, or part
residential development within mixed use developments as indicated |in
Table 1. Development will take into account appropriately the constraints
identified through the site sheets contained in Appélix 3 of the plan.

Table 1 Land allocated for residential use residentiatled mixed use

Site | Site nameand Site size ha | Indicative | Capacity Likely
ref. development (% capacity | evidence delivery
description residential (homes) timescal
on mixed use e (S, M,
sites) L)
IPO0O3 | Waste tip and 141(90%) | 114 90dph L
employment area north (DM23a
of Sir Alf Ramsey Way lower end of
range)

Parts of the site are
covered by facility
retention policies of the
Suffolk County Council
Minerals and Waste
Local Plan. Alternative
sites will need to be
agreed with the Canty
Council and the site
operators for the
relocation of the
Concrete Batching Plaf
and Household Waste
Recycling Centre befor
the sites can be made

available

IPO04 | Bus depot, Sir Alf 1.07 (c. 50%)| 48 90dph L
Ramsey Way (DM2&
Allocatd for mixed lower end of

residential& B1 office range

17



Site Site nameand Site size ha | Indicative | Capacity Likely
ref. development (% capacity | evidence delivery
description residential (homes) timescal
on mixed use e (S, M,
sites) L)
use; historic depot to
be retained and
converted as part of Bl
IPO09 | Victoria Nurseries, 0.39 12 30dph S
Westerfield Road (DM23).
Low density
to reflect
suburban
location.
IPO10 | Coop Depot, 2.22(c.75%) | 75 45dph M
a Felixstowe Road (DM23)
Approximately 8% of
the site is safeguarded
for an extension to
Rosehill School
IPO10 | Felixstowe Road 2.79 (c50%) | 62 45dph L
b Current uses retained (DM23)
on c.50%of site
(including Hughes and
BT)
IPO11 | Lower Orwell Street 0.15ha 18 110dph on M
a former Gym & Trim 100% of site
(formerly listed as DM23
Smart
Street/Foundation
Street),
IPO11 | Smart Street, 0.62 56 90dph L
b Foundation Street (DM23a
(South) lower end of
Redevelopment is range)
dependent o the
appropriate relocation
of existing uses.
IPO11 | Smart Street, 0.08 7 90dph M
C Foundation Street (DM2&a
(North) lower end of
Allocated for residentia range)

18




Site Site nameand Site size ha | Indicative | Capacity Likely
ref. development (% capacity | evidence delivery
description residential (homes) timescal
on mixed use e (S, M,
sites) L)
development
Site IPO11b has been
split to reflect the
ownerships.
IPO12 |t SGSNna L O{0.32 35 110dph M
(DM2&
higher end of
range).
IPO14 | Hope Church 0.21 23 110dph M
Redevelopment is (DM23,
dependent on the higher end of
appropriate relocation range)
of existing uses.
IPO15 | West End Roa8urface | 1.22 (¢.55%) | 67 100dph M
Car Park (DM23)
Primary allocatiorior
long stay parkingyith
secondaryesidential
The site is to be
masterplanned with
IPO83 adjacent.
IPO31 | Car Park, Burrell Road| 0.44 20 45dph M
a (DM23).
IPO31 | 22 Stoke Seet 0.18 18 100dph S
b (reflective of
highly
accessible
location.
Maximum
dph due to
heritage
constraintg
IPO32 | King George V Field, | 3.7(c.80%) |99 35dph M

Old Norwich Road
Allocated for80%
residential and20%
open spaceThe
allocation is subject to

the provision of

(Developmen
t Brief)

19




Site Site nameand Site size ha | Indicative | Capacity Likely
ref. development (% capacity | evidence delivery
description residential (homes) timescal
on mixed use e (S, M,
sites) L)
replaceanent playing
fields and ancillary
facilities (e.g. changing
rooms and spectator
accommodation) in a
suitable location.
IPO33 | Land at Bramford Road 2.03 (50%) 55 55dph S
(Stocks site) (DM23b/
Allocated for50% SHELAA)
residential andb0%
open space
IPO35 | Key Street / Star Lane | 0.54 (80%) | 86 DM2xiata | M
Burtons (St Peté? a higher
Port) density of
around200
Residentialed mixed dph¢ below
use scheme. Additiong the density of
uses could include development
office, leisure or small on the
scale retail. northern
quaysto
reflect the
historic
environment
setting
IPO37 | Island Site 6.02 (c.70%) | 421 100dph L
Allocated forhousing (DM2&
and open space midrange

alongside existing
Marina and small
commercial uses
support enterprise
zone These
proportionswill be
firmed up through the
preparation of anaster
plan. See also
Opportunity Area
development principles
and guidelinesn Part

C Additional vehicular

20




Site Site nameand Site size ha | Indicative | Capacity Likely
ref. development (% capacity | evidence delivery
description residential (homes) timescal
on mixed use e (S, M,
sites) L)
and foot/cycleaccess
(including emergency
accessyvill need to be
provided to enable the
aAi5Qa RSO
IPO39 | Land between Gower | 0.48 45 95dph L
a Street &Gt Whip Street (DM23a
lower-mid
range
IP0O40 | FormerCivic Centrg 0.73 (90%) |59 90dph S
Civic DrivdWestgate) (DM23)
This site is allocated fo
10%retail and lesure
developmentat
groundfirst floor level
but primarily residential
use
IPO41 | Former Police Statign | 0.52 58 110dph S
Civic Drive (DM23)
higherend of
range)
IP043 | Commercial Buildings | 0.70 (80%) | 50 90dph S
Star Lane (DM2&
lower end of
range.
11/00267/FU
Lfor 65
student
rooms
pending
although
unlikely to
proceed.
IPO47 | IPO47 Land at 3.11ha 173 55dph on SM
Commercial Bad 80% as part
of a mixed
use scheme
of 80%
housing,5%

hotel/
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Site Site nameand Site size ha | Indicative | Capacity Likely
ref. development (% capacity | evidence delivery
description residential (homes) timescal
on mixed use e (S, M,
sites) L)
leisure/
retail, 5%
public open
space and
10%
enhanced
river path,
Based on
pending
application
(19/00148/0
uT)
IP048 | Mint Quarter/ Cox 1.33(c.40%) | 53 100dph M
a LaneEastregeneration (DM23a mid-
area range
Primary schoohnd car
parkingdevelopment to
the north of Upper
Barclay Street
retaining the locally
listed facade to Carr
Street Residential
development to the
south of Upper Barclay,
Street.Development to
include new public
open space and short
stay parking in a
medium sized multi
storey car park
(location in relation to
Cox Lane to be
determined) A
development brief for
the whole site will be
prepared but
development will come
forward incrementally.
IP048 | Mint Quarter / Cox 1.34(c. 30%) | 36 90dph L
b Lane West (DM2&a
regeneration area lower end of
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Site Site nameand Site size ha | Indicative | Capacity Likely
ref. development (% capacity | evidence delivery
description residential (homes) timescal
on mixed use e (S, M,
sites) L)

Residential and retail range)

mix incorporating short

stay ar parking for

shoppers and

cividopen space A

development brief for

the whole site (a and b]

will be prepared but

development will come

forward incrementally.

IPO54 | Land between Old 1.08(60%) 40 60dph. L

b Cattle Market ad Star High density
Lane area(DM23)
The sitenow excludes but a mix of
the former Archant site flats and
to the eastof Turret town houses
Laneandis allocated would fit the
primarily for residential characterof
usealongsidesmall locality:.
scale retaibnd leisure Hence
andan extendedbr density
replacementelectricity higher than
sub-station. medium

range.

IPO61 | Former School Site, 0.9(60%) 23 40dph M
Lavenham Road (DM23b.-c.)
Allocated for part
development(60%)on
the basis of improving
the remainder(40%)of
the open spaceThe
south-west corner of
the land (0.18ha) is
being developed
(18/00991/FPC) as 4
general housing units
and 4 respite care units
and has been excludeo
from the site area.

IPO64 | Land between 1.20 66 45 dph M
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Site Site nameand Site size ha | Indicative | Capacity Likely
ref. development (% capacity | evidence delivery
description residential (homes) timesca
on mixed use e (S, M,
sites) L)
a Holywells Roadnd (DM23b
Holywells Park within IROne
areaand
Redevelopment is close to
dependent on the Waterfront
appropriate relocation
of existing uses
IPO66 | JJ Wilsomand land to | 0.85 55 65dph M
rear at Cavendish (DM23
Street higher than
Redevelopment is average
dependenton the density as
appropriate relocation adjacent to
of existing uses IP-One).
IPO67 | Former British Energy | 0.38ha 17 45dph L
a Site
This is thenorthern
section onlyand is
subject to resolving
odour issues tahe
satisfactionof IBC
IPO80 | 240 Wherstead Road | 0.49 27 55dph S
(DM23).
Linear layout
would allow
for slightly
higher than
average
density.
IPO89 | Waterworks Street 0.31 23 90dph less 5 | L
existing units
(DM2&
lower end of
range
IPO96 | Car ParlHandford 0.22 22 100dph M
Road East (DM2&a
lower end of

range
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Site Site nameand Site size ha | Indicative | Capacity Likely

ref. development (% capacity | evidence delivery
description residential (homes) timescal

on mixed use e (S, M,
sites) L)

IPO98 | Transco, south of 0.57 62 110dph M

Patteson Road (DM23
higherend of
range

IP105 | Depot, Beaconsfield | 0.33 15 45dph M
Road (DM23)

IP119 | Land east of West End| 0.61 (45% to | 28 125dph L
Road avoid (DM23a
Redevelopmenis development lower end of
dependent on the directly range)
appropriate relocation | opposite sub
of existing uses station)

IP120 | Land west of West End 1.03 (80% to | 103 125dph L

b Road avoid (DM23a
Redevelopment is development lower end of
dependent on the adjacent to range)
appropriate relocation | sub station)
of existing uses

IP125 | Corner of Hawke Road| 0.25 15 60dph S
and Holbrook Road

IP132 | Former St Peters 0.18ha 73 73 dwelings | M
WarehouseSite, 4 as part of a
Bridge Street mixed use

scheme (with
Bla office
use, leisure
or small scale
retail)

IP133 | South of Felaw Street | 0.37 45 120dph M

(DM23Based
on
10/00418/vVC
for 47
dwellings
expired Feb
2014& pre-
application
discussion)
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Site Site nameand Site size ha | Indicative | Capacity Likely
ref. development (% capacity | evidence delivery
description residential (homes) timescal
on mixed use e (S, M,
sites) L)
IP135 | 112-116 Bramford 0.17ha 19 110dph
Road, based on M
Application for car location
wash approved within Local
17/00266/FUL. Temp Centre
permission expires
01.10.2019
IP136 | Silo, College Street 0.16 (c. 80%)| 48 Assume 6 L
This site is primarily flats per floor
allocated for residential within 10
with secondaryses to storey
include offies, leisure development
and/or smallscale with
retail. commercial
on lower two
floors
(DM23 and
higher than
average
density
consistent
with other
schemes
along Quay)
IP143 | Fomer Norsk Hydro, | 4.51 85 17/00769/0 | S
Sandyhill Lane uT
IP150 | Land south of 1.8 34 DM23c. low | M
d Ravenswood; Sports density as
Park part of mixed
(part adjacent to use with
Alnesbourn Crescent sports park
only ¢ to be master
planned
IP150 | Land soth of 3.6 126 DM23c. low
e Ravenswood density as M
(excluding area fronting part of mixed
Nacton Roadqg to be use with B1
master planned employment
uses
IP172 [15mp { G al N|0.08 9 DM23110dph| M
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Site Site nameand Site size ha | Indicative | Capacity Likely
ref. development (% capacity | evidence delivery
description residential (homes) timescal
on mixed use e (S, M,
sites) L)
Green . Planning
permission
for gudent
accomme
dationlapsed
and unlikely
to proceed
(08/00511/F
up
IP188 | Websters Saleyard sitel 0.11 9 As per S
Dock Street permission
(19/00173/F
UL).
IP221 | Flying Horse PH, 4 0.35(c.50% |12 35dph L
Waterford Road retaining the (DM230).
public hous¢ Application
for 12
dwellings in
application
06/01007/FU
L expired.
IP279 | Land north of Former | 0.44 18 Based on S
B(1) | British Telecom Office, master
Bibb Way planning
work with
IP279A
IP279 | Land south of Former | 0.61 29 Based on S
B(2) | British Telecom Office, master
Bibb Way planning
work with
IP279A
IP307 | Prince of Wales Drive | 0.27 12 DM23b. S
IP309 | Former Bridgeward 0.28 15 54dphDM23 | S
Social Club, 68a Austin b. (Higher
Street end based on
proximity to
local centre) |
IP354 | 72 (Old Boatyard) 0.34 24 70dph (Less | S

Cullingham Road

than 90dph
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Site
ref.

Site nameand Site size ha | Indicative | Capacity Likely
development (% capacity | evidence delivery
description residential (homes) timescal
on mixed use e (S, M,
sites) L)

due to site
constraints)

IP355 | 77-79 Cullingham Roag 0.06 6 100dph S

Site needs to safeguar (based on
capacity for a footpath location in
and cycle pattthrough Portman
the site to connect Quarter)
Cullingham Road with
Bibb Way.

Total

2,750

4.6

4.7

4.8

Policy SP4allocates land for residential development, or part residential

RSOSt2LIYSyi o6AUKAY YAESR dzasS RS@St 2SSy

a A0S aQare sitek Hhich the Council wishes to see redeveloped and
regengated but where constraints may result in later delivery.

(@]

The Council isrequired @ dzLJLJ2 NI G KS D2@SNYyYSyiQa 2
boost the supply of homes and, through the Local Plan, identify a sufficient
supply and mix of sites, taking inecount their availability, suitability and
viability 2

Theindicative capacity of theitesin table lalisted inthe policy aboves
2,750 dwellings These will contribute to meeting theninimum housing
requirementof 8,010 dwellingsby 203, as identifed through Policy CS7 of
the Final DraftCore Strategy In addition, theFinal DraftCore Strategy
allocates land for the development dapproximately 3,500 dwellings at
Ipswich Garden Suburb (the Ipswich Northern Fringe) through policy, CS10
with delivey expected to start irR019 and end in 26 The Core Strategy
review also identifies acrossborder allocation for future development
(within Ipswich Borough and Suffolk Coastal Local Plan area) for housing
delivery, appropriately phased with the delivg of the Ipswich Garden
Suburb and its associated infrastructue# the northern end ofHumber
Doucy Lane adjacent to Tuddenham Rahdough policy ISPA4

The housing landequirement andsupply figures are set out in Table 2 of the

Final DraftCae Strategy The likely delivery timescale shown in the policy
dK2ga (GKS [/ 2dzyOrat Qa SELISOGFGAZ2Y o aSR
come forward sooner than indicated.

4 NPPF paragraph 59 and 67
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4.9

410

411

412

4.13

The Government considers that small and medium sized sites can be built out
relatively quickly. Therefore, the Council is required to ensure that 10% of
the housing requirement will be delivered on sites of under lha (NPPF
paragraph 68)In the supply as identified,626 of the capacity is on sites of
under 1ha.

Within mixed us schemes, theuse proportions indicated in the policy
NBELINSaSyld GKS [/ 2dzyOAf Qa LINBFSNNBR 2dziO:
calculations. However, the figures are indicative other than in the case of

open space requirementgnd community facilities to help ensure that

developments can be viapldelivered Housing delivery will be closely

monitored through the Authority Monitoring Report.

Appendix 3 provides additional information about the sites allocated through
this policy. Information on deelopment constraints contained in the site
sheets must be taken into account in development proposals, in accordance
with the Ipswich Local Plan Development Management polici&s.Urban
Archaeological Database for Ipswighs been establishedo make awilable
deskbased information on known heritage assets.

In allocating sites for development the Council has followed the sequential

approach, to ensure that sites are not allocated in areas with a greater
probability of flooding if sites in lowersk areas are available. It has also

applied the exception test to ensure that the benefits to the community of
development outweigh flood risk, and ensure that development will be safe.

Planning applications for sites which lie within Flood Zones 2 amitl Beed

G2 0SS adzZl}R2NISR o6& | Cft22R wAal !'aasSaa’
planning document on Development and Flood Risk provides more guidance.

Housing is &ey issue for older people. There is a need to ensure a suitable

mix of housingfor older people, whether market housing or types of

supported housing. The Council encourages housing to be built tde

accessible and adaptablevhich makes it easier for people to remain in their

own homes as their mobility needs changeln order to create an

environment which enables older people to have a good quality of life, the

| 2 dzy OA € adzLILI2 NIIa GKS AYLX SYSyidalidazy 27
principle in new development. This concept covers the built environment,

access to services andsident empowerment in addition to housingix and

design
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4.14

4.15

PolicySP3Land withPlanning Permissionor Awaiting a Section
106

There aresitesin the Boroughwhich currently:
1 haveplanning permissiofor schemeghat have not commenced to date
or

1 have planning permission for residential schemes that have commenced

and stalled; or

1 have a committee resolution to grant planning permission but await the

signing of a Section 106 Agreemgot
1 have planning permission for student accommodation buatvdr not
commenced to date.

Suchsites form an important potentiasupply of housingland, but given
changes in the market the schemes originally envisaged may not co
forward. Therefore, policy needs to be put in place to guide faential
future development of the sitesand safeguardor allocate them for
residential use should the planning permissienfail to be issued or
implemented or the development fail to becompleted as originally
envisaged

Policy SP3 Land with planning permissionor awaiting a Section 106

Agreement

As at Bt April 2019, the sites listed in Table 2 below have planning permiss
for residential development student accommodation or mixed use
developmentincluding residential usewhich has not been implemented o
hasstarted and then stalled or are awaiting the completion of a Section 1C
Agreement Should the permissions fail to bessued orimplemented and
lapse during the plan perioar the development fail to come forwardr be
completed in accordance with the pemission the Council will protect the
sites for residential user residentiatled mixeduse

Table 2 Sites with planning permissiam awaiting a Section 108greement

me

on

r
6

Site | Addressand current Site area ha| Capa | Evicence Time

situation (% far city scale
residential)

IPO05 | Former Tooks Bakery, | 2.8 (c. 80%)| 60 45dph S
Old Norwich Road (Development
80% residential and c. Brief)
20% is safeguarded for Capacity in line
the provision of a new with draft
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Site | Addressand current Site area ha| Capa | Evicence Time
situation (% far city scale
residential)
health centre. proposals)
(16/00969/FPI3)
IP042 | Land between CIiff Quay| 1.64 222 15/01040/0QUT | M
and Landseer Road awaiting a S106
IPO48 | 6-10 Cox Lane and 3% | 0.2 33 18/00740P3JPA | S
C Carr Street (upper floors
IPO54 | 30 Lower Brook Street | 0.56 62 16/01037FUL S
a
IPO59 | Arclion Housand Elton | 2.63 103 16/01220/0UT | SM
a &b | Park Hadleigh Road within
IBC
IPO74 | Land at Upper Orwell 0.07 9 16/01179/FUL S
Street approved
03.02.17
IPO88 | 79 Cauldwell Hall Road | 0.30 17 17/01115/VC S
approved
22/02/18
IP106 | 391 Bramford Road 0.33 11 19/00045/FUL S
IP109 | R/O Jupiter Road & 0.42 13 12/00192/FUL S
Reading Road (pending)
IP116 |{ G / £ SYSy i Q 11.85 108 | 14/00721/OUT |S
Grounds 108dwellings
outstanding at
01/04/2019
IP131 | Milton Street 0.28 9 15/01158/FUL (&| M
18/00552/FUl)
IP142 | Land at Dle Street 0.39 (75%) | 44 90dph DM2& M
Allocation to provide for lower end of
public open space (25%) range)
(17/00570/FUL)
IP150 | Ravenswood U, V, W | 2.23 94 07/00765/0UT | S
a for part of outline
site
IP161 | 2 Park Road 0.35 14 19/00065/FUL S
(pending)
IP165 | Eastway Business Park,| 2.08 78 As per approved | S

Europa Way

scheme
(13/00943/0UT)
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Site

Addressand current
situation

Site area haj
(% far
residential)

Capa
city

Evicence

Time
scale

and now on site
Under
construction 78
outstanding.

IP169

23-25 Burrell Road

0.08

12/00087/FUL
approved
22.03.2012
Under
construction 4
outstanding.

IP200

Griffin Wharf, Bath
Street

0.79

113

17/00382/FUL
pending.
Previous pps:
11/00507/FUL
approved
01.09.2011 (132
flats)
05/00819/FUL.

IP205

. dzZNI 2y Qasx

0.19

14

02/01241/FUL
(196 in total, 71
completed April
2014)
Application
19/00624/FP13
on part of site for
14 seltcontained
flats)

SIM

IP206

Cranfields, College Stre

0.71

134

04/00313/FUL
(337 in total, 197
completed April
2014)
16/00092/VC
(replaced 16 of
the flats with 43
(29 studios + 14
one-beds)

IP211

Regatta Quay, Ke§treet

0.85

156

09/00130/FUL

(pending)
05/00296FUL
added 25 extra
units.
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Site | Addressand current Site area ha| Capa | Evicence Time
situation (% far city scale
residential)

150 (at winerack)

and 6 at
16/00346/FUL
IP214 | 300 Old Foundry Road | 0.02 12 10/00805/vVC S
expired Dec 2013
17/00144/FUL
IP245 | 12-12a Arcade Street 0.06 14 18/00899/FUL S
IP256 | Artificial hockey pitch, | 0.6 28 16/00987/FUL. |S
Ipswich Sports Club, (excludes Awaiting S.106
subject to the access
requirements of policy | road)
DM5 being met.
IP279 | Former British Telecom,| 0.63 104 18/00470/P3JPA| S
a Bibb Way
IP283 | 25 Grimwade t8eet. 0.27 14 17/00049/FUL S

Student Union Club and
adjacent car park, Rope
Walk

Total

1,470

4.16 Sites with planning permission or a resolution to grant planning permission
would not normally be allocated through a development plan, as the
expectation is thatin normal market conditionthey would come forward for
development in due courseHowever, it is considered necessary to include
this policy in the plan because:of

1 Theresidential capacity of the Borough taking into account the tightly
drawn boundaryand

1 The number of schemes for high density flats withirOlfe, which
have been affected by weakarket conditions and may be revised to
slightly lower density schemes. The trend towards lower densities has
been observed on other sites Wit the Ipswich housing market, for
example aiGriffin Whart

417 TKS [/ 2dzy OAf Qa O2yOSNYy Aa (G2 NBlldy GKS
mixed use on the sites, which form an important element of the housing land
supply. Information about costraints affecting the sites is set out in
Appendix 3B.
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4.18 The sites with planning permission for residential development listed in the
policy abovehave already been included in supply calculationkimal Draft
Core StrategyTable 2 and, therefore,are not counted again here.The
delivery of the sites will be closely monitored through the Authority
Monitoring Report.

4.19 The success dhe Universityof Suffolk is a priority for the Council. Sufficient
student accommodation is needed to suppartK S | YA GSNBRA(G& QA
student numbers and ensure that potential impacts on residential
neighbourhoods can be managed. The University is not a direct provider of
bespoke student accommodation, but relies on the market to make provision,
which the UWniversity accredits ifappropriated ¢ KSNBEF2NB (GKS
approach to provision by developers is to accredit accommodation up to the
number of bed spaces needed, but not beyond.

420 Experience in Ipswich to date indicates that there are mstedent bed
spaces with planning permission than the University needf planning
permissions for student accommodation are not implemented, the Council
will encourage the alternative development of the sites for housing use not
limited to students, on the basithat the market for student accommodation
is saturated.
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PolicySP40pportunity Sites

Policy SP4 Opportunity Sites

Four opportunity sites have been identified within {Pne that have potential
for housingled redevelopment and would contribte to the regeneration of
the Waterfront and Town Centre These are listed below and described
Appendix 4. The Council will work with land owners and other interest
parties to investigate opportunities and bring them forward through th
developmentmanagement process, taking into account constraints set out
the Appendix 4 site sheets.

IP028b Jewsons, Greyfriars Road

Potential mix: residential, leisure (A35/D2), office

Indicative capacity: 40 dwellings

Regeneration role: a site with potentlgor a more efficient and appropriate
G266y OSYUNB dzasS GKIFYy GKS Odz2NNBy
regeneration of Greyfriars Road achieved through the resident
redevelopment adjacent at Wolsey Street and improve pedestrian rouf
fromCaRAY It tIFNJ] G2 GKS /SyiNlrt { K2l
IP045 Land bounded by Toller Road, Cliff Lane and Holywells Road
Potential mix: residential and employment, community, arts, open space
tourism

Indicative capacity: 148 dwellings

Regneration role: a key site for the regeneration of the eastern quays, ly
between IP226 to the west (see below) and residential allocation IP064 to
east. The site would provide opportunities to improve pedestrian linka
from the eastern quays to opn space at Holywells Park.

IPO52 Land at Star Lane/Lower Orwell Street

Potential mix: residential, employment, leisure

Indicative capacity: 29 dwellings

Regeneration role: an important site for the regeneration of Lower Orw
Street and improvementsfor pedestrians and cyclists on Star Lane, w

residential and mixeduse allocations across Lower Orwell Street at IPO1

and IPO11b.

IP226 Helena Road/Patteson Road

Potential mix: residential and uses appropriate at the Waterfront (poli
SP11)

Indicative capacity: 337 dwellings

Regeneration role: a key site for the regeneration of the eastern qu
providing a bookend to the Waterfront development and linking through f{
the brewery site 1P042 to the south, with residential allocation [PO
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4.21 The opportunity sites are in locations suitable for development and important
for regeneration, but current uses raise deliverability issues which have
deterred the Council from allocating them. The sites are suitable for
development and potentiallyachievable, but their availability is uncertain.
¢CKS [/ 2dzyOAf Qa | YOoOAUA2Y YR LINBFTFSNBYyOS
residentiatled uses.

4.22 Two of the siteg; IP0O52 and IP22&vere allocated through the 2017 Ipswich
Local Plan. However, through tipeocess of updating the Strategic Housing
and Employment Land Availability Assessment (SHELAAL2018 Council
has not been able to ascertain with certainty that the sites will come forward
over the plan period.
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4.23

Policy SP5 Land Allocated for Employment Use

Final DraftCore Stratgy policy CS13 refers to the allocation of at lea3i2ha
of employment land across the Borough to deliver jobs growth. The following
policy addresses this requirement.

PolicySP3.and allocated for employment use

The following sites are allocated faemployment development within Use
Classes B1, B2 or B8, either in their entirety or as part of mixed |use
developments as specified in Table 3. Appropriate employmeeinerating
sui generis uses, defined through policy DM33, will also be permitted where
specified.

Table 3 Land allocated for employment use

Site | Address Site Area Notes
ha

IP0O29 | Land at Bramford | 2.26ha Suitable for employment uses
Road (45%) =| B1(c), B2 and B8 and approprial

lha employmentgenerating suli
generis uses as defined throug

policy DM33.

IPO67 | Former British 4.18 Suitable for B1 (excluding office
b Energy Site use Bla) or B8 and appropriate

employmentgenerating sui
generis uses as defined throug
policy DM3Z; residential use is
proposed on the northern sectio
and therefoe uses should be
compatible with residential

IP094 | Land to rear of 0.31 Suitable for Bla office
Grafton House

IP140 | Land north of 6.93 Suitable for B1, B2 and B8 anc
Whitton Lane appropriate employment
generating sui generis uses as
defined throughpolicy DM33.
Delivery expected in the mediun
to long term. Should be planne
comprehensively as part of a
larger scheme with adjacent lan
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Site | Address Site Area Notes
ha
in Mid Suffolk but the two areas
could come forward in phases.
Subject to suitable access bein
provided.
IP141 | Land at Futura 4.78 Suitable for employment uses
a Park, Nacton Road Blb, Blc, B2, B8 and appropria
sui generis uses as defined
through policy DM33.
IP150 | Land south of 1.18 Suitable for B1excluding office
c Ravenswood use Blapnd appropriate
employment-generating sui
generis uses as defined throug
policy DM33
IP152 | Airport Farm 7.37 A site for longer term
Kennels development subject to access
improvements. Suitable for B1
(excluding office use Bla), B2 ¢
B8and appropriate employment
generating 8i generis uses as
defined through policy DM33
Development will be subject to
the preparation of a developmern
brief to address matters includin
the nationally designated Area ¢
Outstanding Natural Beauty. Th
Council will explore the feasibilit
of park and ride being
incorporated into this site.
IPO04 | Bus depot Sir Alf 1.07 50% employment as part of
Ramsey Way (50%) =| mixed use scheme with housing
0.53
IPO43 | Commercial 0.70 Suitable for B1 leisure as within
Buildings & Jewish| (20%) =| the town centre boundary, as
Burial Ground Star| 0.14 part of a mixed use developmen
Lane with housing
IPO51 | Old Cattle Market 2.21 Prime town centre site for new
Portman Road (80%) = Bla office development
1.77 |80% Bla and 20% main tov

centre uses such as hoteleisure

38



Site | Address Site Area Notes
ha

(excluding retail)Numerically like
for like replacement of existin
long-stay car parking provision i
this area will be required prior t
the parking being lost. Office
with large floor plates in an offic
campus design approach a
likely to be developed.

IP119 | Land east of West| 0.61ha Suitable for employment uses

End Road (15%) =| B1(c), B2 and Bshd appropriate
0.1ha employmentgenerating sui
generis uses as defined throug
policy DM33.

IP132 | Former St Peters | 0.18ha/ Bla office, leisure, small scale
Warehouse Site, 4| 0.05ha retail as part of a mixed use
Bridge Steet scheme of 73 dwellings
TOTAL 28.34.ha

4.22 The availability of land and buildings is an important factor in economic
development and job creation, not just in terms qb@antity but also the
range of sites available and choice offered in terms of quality and tocati

4.23 Final DraftCore Strategpolicy CS13 sets a targetagproximately9,500jobs
to be provided 208-2036 through a number of measures, includinget
allocation of at leas3.2ha of land for employment developmenin the
interest of ensuring a range and choice of sites across the Borough and the
plan period, this policy allocates land for employment equivalent@84ha.

424 All theemployment #es allocatedthrough the adopted Local Plan 20h&ve
been reviewed and only those includedhere the Council is confident
development can be delivered over the plan perend, in the vast majority
of caseswhere the Employment Lan8upply Assessmeri018 concludes
that the sites are of good qualitfhe Council has investigated the coastis
affecting such sites andill be proactive in supporting thedelivery The
constraints are identified on the site sheets included at Appendix 3A and
need to betaken into account by prospective developers.

4.25 The Suffolk Growth Strategy and the New Anglia Local Enterprise
t I NIy S NBE K EdalfpmicStabedy fordNoriolk and Suffolk 20lidentify
the economicsectorswhich arealready significantin Suffok (and Norfolk)
and those which aréorecast to grow. energy, advanced manufacturirznd
engineering information and communication technology (ICtg@ch and
digital creative finandal servicesand insuranceadvanced agriculture food

5> Suffolk Growth Strategy SCC March 2013 and NALEP Economic Strategy for Norfolk
and Suffolk 2017

39



4.26

and drink trangport freight and logistics,visitor economy- tourism and
culture, life sciencesand biotech and construction and developmeSeveral

of these sectors have a strogsein Ipswich.As well as allocating land for
employment development, the Council is encaging jobs growth in Ipswich
through its Economic Strategyhe Ipswich City Deadnd work with the
Suffolk Growth Group andALEP Through the EconomiBtrategy NALEP are
providing focused support for business and innovation, improved skills and
targeted infrastructure investment.

The sites allocated are reserved for Class B uses as identified in the Use
Classes Order 1987 (as amended and updated), other than where af mix
uses or appropriate employmeigfenerating sui generis uses aggecified in

Table 3 above.On those sites allocated for a mix of uses including
SYLX 28YSyidz GKS LINPLRNIA2YA AYyRAOI GSR
preferred outcome and form the basis of supply calculations. However, the
figures are indicative other thmin the case of open space requirements and
community facilities, to help ensure that developments can be viably
delivered. Appropriate employmengenerating sui generis uses are defined
through policy DM33 and will need to comply with other plan policies
including DM.8. Appendix 3 provides additional information about the sites
allocated through this policy.
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4.27

PolicySPa_andAllocated and Protected asOpen Sace

Open space is essential to the quality of life in IpswiCbre Strategy Review
policies CS16 and B\rotect open spaces and the policy below adite
specificdetail to this by identifying sites and alloagaginew open spaces.

PolicySP6Land allocated and protected as open space

Existing open spaces are defined on the policregp. Within the defined
open spacesCore Strategy Reviewolicy DMb shall apply.

Site IP083 Banks of the river upriver from Princes Street is allocated
public open spaceAny development shall retain the river path and its

setting

Development ofthe following sites shall include more than theninimum
amount of on-site public open spaceprovision required through policy

DMS6, as specified in Table 4 below:

for

Table 4:Stes proposed for a mix of uses including open space

Site | Address Preferred| %Open Space %Other Uses
Options
Ref
IPO29 | Land opposite uC030 67% Open 33%Employment
674734 Space also potential link
Bramford Rd road
IP032 | King George V uCo033 20% Open 80% Housing
Field, Old space/playing
Norwich Rd pitches
IPO33 | Land att UC034 50% Open 50% Housing
Bramford Rd Space
(Sbcks Site)
IPO37 | Island Site uCo038 15% Open 70% Housingh%
Space existing boatrelated
uses,;small scale
retail/café/restaurant
IP047 | Land at uco48 15% Public 80% housng, 5%
Commercial Open Space retail.
Road and enhanced
river path
IPO48 | Mint Quarter / UCO051 20% open 80% Housing
Cox lane spaceg could primary school on

Regeneration
Area

span the parts
of the site east

east side, retail on
west side car
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& west of Cox parking
Lane(and car
parking).
IPO61 | Formerschool uCco64 40% Open 60% Housing
site Lavenham Space development to
Road deliver improvement
to remainder of open
space
IP142 | Land at Duke uC259 25% open 75% Housing
Street space

4.28 On some sites there is a requirement to provide more than thendaad

4.29

4.30

4.31

amount of open space. This may be because the land is currently used as
open spaceand therefore the loss needs to be compensated through
improvements to what remains, or because the land is in effect used as open
space even though it has previousigen earmarked for development, and is

in an area of open space deficmprovements to the remainder of the open
spacecould includemaking it more usableaccessiblebiodiverse or multi
functional

Paragraph8.184 of the Final DraftCore Stategy indicates broadly which
areas of the Borough are short of open space against the current standards.
There are no parts of the Borough which currently have a surplus of all types
of open space . Ste IP083 is locatedt the boundary of the Central dnSouth
West areas. The Central area currefhiths a significant deficitfmatural and
semkinatural green space

The open spaces protected by this policy include all the different types shown
on the policies map including playing fields, allotmeantsl country parks.

The Waterfrontdoes not currently have publiopen greenspace provision

This isaddressedthrough the policy by allocating lanir this useat site

IPO47 and within the Island Site redevelopment.Appendix 3 provides
additionalinformation about the sites allocated through this policy.
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PolicySP7LandAllocated forLeisureUses orCommunity
Facilities

Policy SP7 Land allocated for leisure uses or community facilities

Land is allocated for leisure uses or community fa@é as specified in
Table 5 below on stand alone sites or as part of larger development sites

Table 5: List of sites proposed ftgisure uses or community facilities

Site | Address % Com | Community or| Other
munity leisure use Uses
facilities /
leisure
IPOO5 | Former Tooks Bakery, 20% Health centre | Housing
Old Norwich Rd
As part of a residential
led mixed use
redevelopment
IPO10a | Coop Depot, Felixstowe 25% Primary school Housing
Rd extension
As part of a residential
development
IPO37 | Island Site To ke Early Years | Housing,
determine | and leisure | Employ
d through ment,
Masterplan Restaura
ning nt/ small
retail
and
amenity
green
space
IPO48a | Mint Quarter / Cox Lane 60% Primary Schoo| Housing
East regeneration area and Car
Parking
IP129 | BT Depot, Woodbridge 100% SEND Free
Road School
IP150b | Land at Ravenswood 100% Sports park | Housing
(7.8ha) adjacent
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4.32 It is essential that community facilities are provided to keep pace with the
ANRGUK AY LLIEGAOKQA LI2LIzZf F GA2ywith LLJAGAO
infrastructure and services providers, including Suffolk County Council and
the Health Trusts, in order to identify the need for facilities for which land
may need to be identified and safeguarded.

433 The Borough is seeing a rapid rise in the bemof primary school aged
children and therefore it is important to make adequate provision for new
and expanded education facilities over the plan peri@&ltes have not been
allocated forall the early yeas provision, bufFinal DraftCore Strategypolicy
CS15 promotes elmcation with primary schools or location within district
and local centres to promote linked trips. The need for early years provision
in association with new development should be discusa#ti the County
Council at an early stage the planning process.

4.34 The full infrastructure needs of the Borough are being identified and costed
in an Infrastructure Delivery Plan as a stepping stone towards putting in place
a Community Infrastructure Levy for IpswicKey infrastructure isdientified
through Chapter 10 athe Final DraftCore Strategywhich will be supported
by a separate Infrastructure Delivery Plan.

4.35 lItis also important to plan for leisure uses that will be delivered over the plan
period, whether they are on Coungilwned or private land.

436 The need for community infrastructure associated with fpswich Garden
Suburb development is dealtwith through the Core Strategy Reviewand
supplementary planning document. Appendix 3 provides additional
information abou the sites allocated through this policy.
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4.37

4.38

Policy SP8 Orwell Country Park Extension

Policy SP8 Orwell Country Park Extension

Site IP149 Land at Pond H@alarr andFarm is allocated as an extension to
Orwell Country Park, to provide better management of visitors to this part
of the Orwel Estuary Special Protection Area.

The Orwell Estuary is designated as a Special Protection Area for birds. Itis
an important oveswintering site for wading birds, however, the birds can be
easily disturbed byecreational activity includindogs runninglooseoff

leads.

The Appropriate Assessment to the adopted Core Strategy advised that
range of measures were needed includingitor management measures at
Bridge Woodto protect the Orwell Estuary Special Protection Area. A
managemat planfor the whole of the Orwell Country Paikbeing

prepared, butthe adjacentPond Hall Farm provides an opportunity to extend
the Country Park and, in doing so, to provide a better network of footpaths
and viewpoints over the estuary for visitorsiformation could also be
provided about the Special Protection Area, in orderdise awareness and
discourage access to the foreshofevisitor survey of Orwell Country Park
undertaken during March 2015 concluded that the extension of the park into
land at Pond Hall Carr and Farm is not likely to have harmful impacts on the
Special Protection Arealhe Council is currently in discussion with Natural
England about the England Coast Path route in this area. The England Coast
Path will be subject to itewn HabitatsRegulationsAssessment
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PolicySPSSafeguardindandfor Transport Infrastructure

Policy SP9 Safeguarding land for transport infrastructure

Development of the following sitesor the uses allocated through other
policies in this plarshallincorporate provision fortransport infrastructure,

as specified in Table 6 belaw

Thepark and ride site at Anglia Parkway is safeguarded for futureuse
for park and ride. The Council will investigate the feasibility of park and
ride on partof IP152 Airport Farm Kennels

Table 6: List oflevelopmentsiteswhich will include provision for transport

infrastructure

Site

Address

Site
Area
(ha)

Allocation

IPO10a or| Felixstowe Road

b

5.01

Land reserved for a pedestrian ang
cycle bridge over thrailway to link
the District Centre with housing
areas to the north.

IPO59a | Land at Elton Park

Works

2.63

Land reserved for a pedestrian ang
cycle bridge over the river to link tg
the river path on the northern bank

IPO3

7 | Island Site

6.02

Additional ehicular access needed
G2 SyrofS GKS &}
Additional cycle and pedestrian
connections also required in
accordance with policy SP15.
Development layout should not
prejudice future provision of a Wet
Dock Crossing.

IPO2

9 | Land opposite 67434
Bramford Road

2.26

Link road through the site joining
Europa Way and Bramford Road
(subject to impact testing).

4.40

It is important that provision is made for needed transport infrastructure

within certain development sitesThe aspiration to proviel a pedestrian and
cycle bridge over the railway at site IPOEOor b)to link residential areas to

the north with the District Centre is not a firm proposal at present in the Local

Transport Plan but the Highway Authorityhas identified the potential

benefits of a linkand the opportunity presented by the two IPO10 sites.
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4.41

4.42

4.43

444

4.55

Therefore, pending further work on its deliverability development at the
IPO10 sites should not preclude its possible future provision.

The River Strategy identifies the aim mfoviding a river crossing between
Hadleigh Road and Boss Hall for pedestrians and cyclists. The Elton Park site
is considered the most suitable location to link up with future development at
the Former Sugar Beet Factory site in Babergh.

The Ishnd site is an outstanding development opportunity at the Waterfront.
Access improvements will be needed to enable its redevelopment.

The provision of a road link througsite 1P029 land opposite 67434
Bramford Roagdto join Bramford Road and Eapa Waycould help to ease
pressure on the Bramford Road/Sproughton Road junction. It was included
as a proposal in the 1997 Ipswich Local Plaut has not to date been
implemented. The potential impacts of the link on the traffic network are
subject b testing and need to be clearly understood. However, in the
interim, development of the site should not preclude its future provision.

The park and ride site aAnglia Parkway Ipswich is currently disused.
However, it remains laid out as a pankdaride facility and is safeguarded for
that use in future. Once lost, sites are difficult to replatkee need for and
deliverability of additional park and ride at IP152 Airport Farm Kennels will be
explored as a potential measure to address congestmeessibility and air
quality.

The Council is working with the Highway Authority and neighbouring
authorities to agree a Transport Mitigation Strategy and detailed action plan
to support modal switch and sustainable travel choices in the Ipswich, are
which is needed to support growth. Core Strategy policy CS20 outlines the
potential measures the action plan will draw from.
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CHAPTER: IP-One Area

5.1 IPOne is a large area in the centre of Ipswich, which contains a rich mix of
usesranging from shopping, business, public administration and leisure to
education and living. It incorporates several smaller areas, each of which has
its own identity, character and issues: the medieval town centre, Waterfront,
Education Quarter anBortman Quarter An Action Plan is needed to help to
deliver regeneration where needed and ensure the areas link together and
complement one another tprovidea strong attractiveand vibrant centre to
Ipswich.

52 The area of central Ipswich that fallstiwn IROne contains the greatest
O2yOSYiNI GAR2Y 2F GKS {2 dayl@dgaRbnbek Iy I 4GSR
of important historic and archaeologicadites Much of IFOne is also
desigrated as an Area of Archaeological Importaraseit coverghe Anglo
Saxon and Medieval town, aspects of which are internationally recognised.

5.3 TheFinal DraftCore Strategyrovides the strategic level of policy for centres
in Ipswich, particularly through policy CS2 the Location and Nature of
Development and CS14 RétDevelopment. It defines a network of town,
district and local centres; recognises the importance of Ipswich town centre
as an economic driver and a focus for shopping, cultural and leisure activities,
civic functions and community life; and it setdaaget for retail floorspace
growth. The development management policies of tbere Strategy Review
protect the vitality and viability of centres through managing development in
defined @ntres and outside them.

54 ¢KS / 2dzyOAf Q& @ Acarkr@ opmbihéslenehtHosthedrs (2 6y
Strategy RevieWwdA 4 A 2y YR GKS LLJAGAOK /SYyiNIt O
/| SYGNBQ yR AyOf dzRSay

More people living and working in the town centre

Focusing new development on the town centre

Improving the shoppingfter

Improving pedestrian links between the central shopping area and the

Waterfront, Village,Education Quarter, railway station and northern

gateway

Putting pedestrians, cyclists and public transport users first

Enhancing existing parks and open wated @neening the streets

Developing the Education Quarter

Enhancing and increasing culture and leisure facilities

Creating a place that is outgoing and welcoming, vibrant and dynamic

and which embraces new ideas; and

1 Reconnecting the town centre with the Wafront.

E N N

E R N R

55 ¢KS [/ 2dzyOAf Qa T2 0O0dza -sbuth aki? creatindieyed § KSy
linkages between the town centre and the Waterfront. The Town Centre
Opportunity Areas report recommended a complementary role for the town
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5.6

5.7

5.8

centre and the Waterfront @ad opportunities for improving and
strengthening linkages between the two. This will be supported through the
delivery of site allocations along Turret Lane, Lower Brook Street, Foundation
Street Lower Orwell Streeand the Waterfront. Retail uses on thesites
should be limited to a small scakes defined through theCore Strategy
Reviewso they do not compete directly with the existing town centre offer.

Thus this section of the plan sets out policies which:
1 Define the Edudsoon Quarter, Waterfront and Portman Quarterand
guide development within the areas
1 Allocate sitsfor town centreand district centreetail development
1 Define and safeguard routes for transport proposalduding cycling
and walking and
1 Manage car parking provision in thevin centre.

The hstoric environment within 1FOne is addressed in avariety of ways.
Within the plan,the site sheets in Appendix 3 identify where there are
historic environment constraints which will need to be taken into
consideration in the redevelopent of the sites. Core Strategy Review
policies CS4 and DI3/DM14 set out the framework for considering the
impacts of development on the historic environment through the
development management process. The Council will also consider the
heritage impac$ of allocating the most sensitive sites withinORe. The
Opportunity Area development guidelines in Chapteméich focus on areas
which are likely to undergo the greatest change, alsghlight heritage
issues

IP-One contains parts of several cengation areasCentral, Wet Dock, Stoke
and St Hele®. The Council has produced Conservation Area Character
Appraisalsfor all the conservation areas and theaee reviewed every five
years The Councihas also adopted an Urban Character supplementary
planning document to cover parts of the town outside the conservation
areas. Buildings at risk within the Borough are concentrated withne.
They are reviewed annuallyand action is underway to address all the
buildingscurrently at risk through negtiation with the owners,supporting
the prepamation offunding bidscompulsory purchase of sites or repairs being
undertaken by ownersGrade | and II* buildings in Ipswich are dealt with
through the national Heritage at Risk register.
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5.9

5.10

Policy SP10 Retail Site Allocations

PolicySP10 Retail Site Allocatign

Sites are allocated in the Central Shopping Area for retail development to
meet the forecast need for comparison shopping floorspaoe2031at:
a. New site¢ IP347 Mecca Bingo, Lloyds Aven{@0 sq m net);

b. IP040 The formBJ / AGAO / SYiGNBsZ [/ ABA0 |[5NRGBS 6

residentiatled development (2,050 sq m net);
C. IP048b west part of Mint Quarter as part of a mixed use residential
development (4,800 sq m net); and
d. Units in upper Princes Street (675 sgq m net)

174

Theformer British Homes StoresButter Market, is safeguarded to include
some future Al retail provision.

The Central Shopping Area @nendedto extend to the south-west part
way down Princes Street and contract at its western extend to exclude the
former police station(site IPO41and adjacent housing.

Land is also allocated at the former @p Depot Boss Hall RoaB15sq m
net), to meet the need for comparison shopping floorspaees part of the
new Sproughton Road District CentreDevelopment will be at an
appropriate scale for a district centre in accordance with CS14.

The allocations and the extent of the Central Shopping Area are illustrated
on the policies map and the B®ne Area Inset policies map.

The National Planning Policy Framew@PPF) advises that local planning
authorities should set out policies for the management and growth of town
centres over the plan periodt KS / 2dzy OAf Qa wSdlF Af
Study (2017)identified a need for additional retail floorspace in thewn
centre. It is neededo meet the needs of a growing population and secure
GKS G26yQa LRaradrazy a | NEIA2Y I §
effectively with other centres.

However, more recent evidence in the study undertaken by @DZ3)to
advse the Council on the delivery of additional retail floorspace in the town
centre indicates that, in the current economic climate and given the
pressures facing town centre retailinghe quantum of deliverablenew
floorspaceis likely to belessthan previously thought. The subsequent 2017
Retail Study identifies that within the first five years of the Local Plan period,
there is no need for any additional retail floorspadée 2019 retail position
update states that over the 1Qear period required bythe NPPF (2019),
there is a need for 9,900sg m (10,500 sg m including Copdock) net
comparison floorspace to 2029.
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5.11

5.12

5.13

5.14

5.15

5.16

The focus should be on strengthening the existing cenpaticularly the
prime pitch prioritising sitesand supporting the delivery of onechemein a
development cycle (10 years) foew retail floorspaceThis evidence has
informed Core Strategy Reviepolicy CS14nd policy SP10 above

Delivering new retail investment in town centres can be challenging in this
economic climate. Th&eca Bingo siteWestgate siteand west side of the
Mint Quarter are identified as a keyopportunities to achieve new
development asthey arelocated in close proximity to the existing retail core
and would build uporthe existing well functioning retail cére.

New retail floorspace here hedppo address the qualitative deficiencies in the
town centre, such as the lack of choice of large floor plate shop units.

A development brief will be prepared to guide the redevelopment of the
Mint Quarter.

In addition to thenew allocations, existing units which are vacant or in A2 use
are allocated and safeguarded, consisting of the upper part of Princes Street
currently primarily in A2 use but with two vacant units, and the former BHS
store on the Butter Maket which has potential for over 3,000 sq m of floor
space in a large floorplate buildingtime primary shopping area.

The allocations above, and small scale retail floorspace likely to be delivered
within mixed use developments in-Pne (840 sq m net)and the new
District Centre allocated at Ipswich Garden Subthbough policy CS10
provide for at least 10,000 sq m (net) méw comparison retaifloorspace.

The need for retail floorspace will be kept under review.
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5.17

5.18

5.19

5.20

Policy SP11 The Waterfront

Policy SP11 The Waterfront

The Waterfront is defined on the IPOne Area inset policies map. The
Waterfront remains the focus for regeneration within central Ipswich t
create high quality mixed use neighbourhoodsn accordance withCore
Strategy Revievpolicies CS2 and CS3.

O

Within the Waterfront, new development $iould contain a mix of uses
Residential, community office, arts, culture open space boat-related and
tourism useswill be permitted. Final DraftCore Strategypolicy DM23 a.
shall apply in relation to residentiatiensity.

Where the Waterfront overlaps with the town centre at the northern
quays, all the main town centre uses will be permitted with the exception
of retail uses, applications for which will be considered agairfShal Draft
Core Strategyolicy DM31

The Education Quarter is addressed througblipy SP12and arts, culture
and tourism through policypM28 (formerly SP14.

The Waterfront consists of over 80wk land and buildings around the Wet
Dock, which was completed in 1842. It includes theohts port area
located to the north of the modern commercial port. It is characterised by a
mix of buildings of varying scaleslhe Wet Dock was designated a
conservation area in 1991IThe area contains a number of important heritage
assets, includingdted buildings which new development will need to take
into account.Final DraftCore Strategpolicy DML3 addresses heritage assets
and conservation

Theregeneration of theNVaterfront as a mixed use area started in 1999 with
the completion of apartmets atNeptune QuayTo date much development

has been delivered, including residential and commercial uses and academic
andstudentaccommodation buildings fdhe Universityof Suffolk.

However, a few key sites remain to be redeveloped and the remedsas
seen some large developments stall. Therefitve regeneration focus needs

to remain on this area. The flood defence barrier is important for the release
of development sites at the Waterfronfand the wider area inthe flood
zone. It wascompkted in 20D.

¢ K SainWown centre use@are defined through the National Planning Policy
Framework agetail, leisure, entertainment facilities, more intensive sport
and recreation uses, offices, arts culture and tourisnthe Waterfront
extends furtker south than the town centréut the two areas overlap at the
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northern quays Within the Waterfront, office, arts, culturepen space, boat

related and tourism uses are considered appropriate in order to support the

delivery of a mixed use area, to progidsome flexibility to support its

continued regeneration and because the accessibility of the Waterfront is

good. At the northern quays additional main town centre uses are
LISNY¥AaaA06ftS sAGK GKS SEOSLIiA2Yy 2F NBGFA
strategy for the Waterfront is to ensure that it complements, but does not

compete with the shopping focus in the Central Shopping Area.

5.21 Ipswich Port is situated within and adjacent to the Waterfront and therefore
new development shoulthke account of its perational needs.

5.22 This policy helps to implement Policies G82 CS3 of theCore Strategy
Reviewp I {H W¢KS [20FGA2Y YR bl Gdz2NBE 27
residential and community facility development within the Waterfront in
order to support tke regeneration and sustainable growth of Ipswich, and
mixed use development within the town centre. CS3 identifies the
importance of the Waterfront and town centre as areas withirORe.

5.23 Parts of the Waterfront also fall within the town centre and tBgucation

Quarter. The town centre is addressed pglicyDM31in the Final DraftCore
Strategy The Education Quartes addressed by policyP12n this plan
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5.24

5.25

5.26

5.27

Policy SP12 Education Quarter

Policy SP12 Education Quarter

The Education Quarter is defined on th®-One Area inset policies map,
comprising the Suffolk New College campus and the UniversitySuffolk
campus. Within the defined Education Quarter, development for education
and ancillary uses such as student accommodation or offices will| be
permitted.

On sites which fall within theEducation Quarterand the Waterfront, the
Council would consideWaterfront uses ontheir merits, provided they
would not compromise theability of the University to function or expand
andto meet future education needs.

Develgpment of site reference IP049 No &hed Orwell Quay will be
required to include a element of public car parkng in accordance with
policy SPT.

University Campus Suffolk (U@8wfrom around 3,000 students in 2008/09

to over 3,900 in 2011/12In Augist 2016 it became the University of Suffolk.

It makes many important contributions to the town e.g. through raising levels
of educational attainment, its links with the business secatiracting young
people to locate or stay in Ipswich, adding vibranacythe Waterfront and
town centre and indirectly helping to support shops and businesses providing
goods and services to students.

Suffolk New College is a tertiary college established in 2007 in new premises
on Rope Walk, providing for students studlyifor a range of qualifications.
Likethe University of Suffolkit makes an important contribution to Ipswich

life and to raising the levels of educational attainment amongst Ipswich
residents and beyond.

The Council wishes teafeguard the Educationu@rter for predominantly
education uses, because of its importance to the town and the benefits that
can flow from locating educational uses in close proximitye institutions
need to be able to grow and adapt over coming years. The policy allows for
education usesbut also offerssome flexibility for appropriate usgeovided

this would not compiomise future use or expansion for education purposes
Proposals for development within the Education Quarter should demonstrate
how sustainable modes of trangg will be achieved.

The colocation of knowledgéased businesses in close proximity to the
University campus is recognised by the Council as important
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consideration,therefore the policy would allow for spioff businesses to
locate within the Edud#éon Quarter. This would also help to support the
institution@ success in placing its graduates into employment.

5.28 Ancillary uses are those uses which have a functional relationship with the
main education useProposals for retail development within élEducation
Quarter will be considered in relation to retail policies of tGere Strategy
Review Policy DM28 (formerlySP13 a i 6 Sa (GKS / 2dzyOAf Qa
support for the development of flexible conference and exhibition space at
the Waterfront. This could occur within théVaterfront section of the
Education Quarter in accordance with this policy.

5.29 The need for an element of public car parking at site reference 1P049 which
falls within the Education Quarter and the Waterfront was identified tigio
the emerging Parking Study Development principles for the Education
Quarter are setout in Chaptér0 8 SS Wh LI NIidzyAdGe& ! NBIF 5Q0
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Policy SP13 Portman Quarter (formerly Ipswich Village)

SP13Portman Quarter

The Portman Quarteis defined on the IFOne Area inset policies map as a
focus for regmeration inthe westof IPhy S® ¢ KS / 2 dzth©OA £|Qa OA 4 A
Portman Quarteris a mixeduse neighbourhoodf residentialuse, open
spacesand main town centre uses, excluding retail, where they accord with
Final DraftCore Strategyolicy DM31

5.30 Ipswich Mlageis an area focused on the Portman Road football ground and
hasberey I YSR WGKS t2NIYlFyYy vdzZr NOISNR (2 NBTFf !
align with the Ipswich Vision document. The an@a undergone a significant
amount of change already with nesifice, court and residential uses
replacing older industries through developments such as the County Court,
Voyage, Endeavour House and Grafton House. The Council wishes this
regeneration to continue and, to this effect, allocations for development
within the area are made elsewhere in this plan.

5.31 The east part ofhe Portman Quartelies within the town centre boundary
where main town centre uses such as offices and leisure are permitte.
Princes Street corridor, part of which lies within Ipswichayé, gained
Enterprise Zone status in 20TBhe western part of the area is identified as
an Opportunity Area through Chapter 6 of this plan.
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Policy SP14 Arts, Culture and Tourispolicy moved to sit with
the Development Management policies.
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Policy SP15 Improving Pedestrian and Cycle Routes

5.32 Thelocal Transport Plan for Suffolk 262Q31 identifies the following key
issues for Ipswich:

Road condition

Urban realm improvements

Tackling congestion

Modernisation of bus stations

Reducing separation between town centre and waterfront

Better facilities for walking and cycling

Stronger neighbourhoods

Longer ternx, crossing for improved accetswet dock island site

Town centre masterplan

Al4 improvements

Ipswich ¢ Transport fit for the 21st Centurgnow known as Travel

Ipswich)

Extensive Air Quality Management Areas

Al14 Orwell Bridge and Seven Hills Interchange Congestion

= =4 4 -8 -8 _-9_45_9_2°._-2_-2-°

= =

5.33 The Local TransporPlan is under review. A draft Transport Mitigation
Strategy has been published by Suffolk County Council, with a detailed action
plan to mitigate the impacts of planned growth under discussion by the
Ipswich Strategic Planning Area Board (see policy 6f3B@ Final DraftCore
Strategy). Walking and cycling route and infrastructure improvements to
support and encourage healthy and sustainable travel will form a key
component of the strategy.

PolicySPB Improving Pedestrian and Cycle Routes

The Coundiwill support improvements to pedestrian and cycle routes
within the IP-One area and linking the town centre to residential areas and
beyond. It will seek opportunities to deliver the following specific
improvements through safeguarding routes where nesasy, new
developments and/or seeking funding opportunities:

w The provision of safe cycle and pedestrian access across the lock
gates at the entrance to the Wet Dock to create a circular route;

W The provision of new foot and cycle bridges across trewnCut
fAYy1Ay3a {218 vdza & G2 {d tSigNDa
Street;

W An improved pedestrian environment on key walking routes from

the Waterfront to the Central Shopping AreaTurret Lane, Lower
Brook Street, Foundation Street andower Orwell Street;
w Improved pedestrian links through Cardinal Park linking the statipn
and Central Shopping Area;
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Throughout the Borough, development should improve linkages to t
rights of way network, including cross boundary links, where opportuniti
exist to do so.

Pedestrian and cycle measures are also supported outsideOte,
specifically:
a.

b.

Enhanced walking and cycling links between the railway station and

the Waterfront via the river path;
Improved pedestrian and cye links from Handford Road to Sir Alf
Ramsey Way;

LYLINRE@PSR LISRSAGNALY |yR 0O&O0f S

the New Wolsey Theatre, Westgate Street and the proposed cultural

hub at High Street; and
The pedestrianisation of Princes Streltorth and Upper Brook
Street.

A pedestrian and cycle bridge across the River Gipping in west
Ipswich; and

A pedestrian and cycle bridge across the railway line at Felixstgwe

Road District Centre.

5.34 Some improvements have been made under the Travel Ipswichreche
walking routes from the railway station via Princes Street to the Central
Shopping Area.

5.35

5.36

5.37

However, other improvements aralso needed as listed in the policy,
providing links across water or enhancing routes between key nodes or
improving the pedestan and cyd environment.The Council will work with
the Highway Authoritydevelopers and landowners tieliver new routes and
improvements to existing routes The Councihas also adopteda Public
Realm Strategy Supplementary Planning Document fotdive centrewhich

identifies the priorities in the town centre and Waterfront for environmental

enhancements

The Town Centrend Waterfront Public Realm Strategy SPD (2@ifXes
that accessibility to and around the toweentre for walking and cycling fair
but there is a need to increase the qualiéyd safety of routes, to improve
information and to provide mordacilities for crossing the busy roadsthe

edge of the central aredt recommendsmaking Star Lane more pedestrian

friendly and easieto crossand improvinglinks for pedestrians between the
Waterfront and Town Centre

NE dz(i S &

The Counciddopted a Cycling Strategy supplementary planning document in

July 2016 Opportunities to implement the strategy will be sought through
development proposaland any funding opportunities that arise as a result of

the preparation by the Highway Authority of a Walking and Cycling
Infrastructure Plan. The river path is a key route for active travel which links
into adjacent districts. Currently the route issttucted in the vicinity of Boss
Hall to cyclists and people with reduced mobility by a structure formerly
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needed for the operation of a sluice gate. Opportunities will be sought to
secure its removal.

5.38 Where land within development sites is needed for kiady and cycling
infrastructure, it is safeguarded through policy SP9.
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Policy SP16 Transport Proposals irORe

Policy SPa Transport Proposals in IPne

The Councibupports theaspiration identified in the Local Transport Plan
for the provision of a new Wet Dock Crossinmking the east bank in the
vicinity of Toller Road withthe west bank in the vicinity ofFelav Street

Thecrossingwould facilitate access to the Island Site amday provide for

through traffic. Its designwould maintain boat access through the lock
and navigaton along the New CutThe design and layout of development
on the Island Site IP037 should not prejice the future delivery of a Wet
Dock Crossinghould afirm proposalbe included infuture updates ofthe

Local Transport Plan

The Councilalso supports measures to improvepedestrian and cycle

access between the Waterfront ande@tral Shopping Area

5.39 The geography of central Ipswich is such that vehicular movement between
its eastern and western sides is constrained by the mediaeval core and the
existenceof the Wet Dock. This limits options for such movements and
means that theStar Lane Gyratory & key eastvest corridor. However, it
causes several problems including congestion, poor air gfalitya physical
barrier to pedestrian movement betweethe Waterfront and the Central
Shopping Area

5.40 The Ipswich Waterfront Study 2007 suggested reducing the Gyratory to one
lane in each directioh However, he Council concluded that it could be
supported only if a compensatory alternative east west routelddoe found.
Through theFinal DraftCore Strategyolicy CS20the Councihasidentified
that this could be achieved through Wet Dock Crossingr an Ipswich
northern bypass. The Wet Dock Crossing wopildvide access to the Island
Site It could ato providea route for through traffic but this is yet to be
determined

5.41 In March 2015, the New Anglia Local Enterprise Partnership obtained funding
in order to carry out a feasibility study for the Wet Dock Crossing. It was re
named the Upper Orwell @ssings Project and involved three bridges: bridge
A vehicular link between the east and west banks; bridge B a pedestrian and
cycle bridge across the lock gates; and bridge C a vehicular link over the New

6 See IBC websitgtps://www.ipswich.gov.uk/airgualitymanagement

7 Ipswich Waterfront Transport Study, 2007, Suffolk County Council. Core Document Library
referencelCD45
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Cut West. In January 2019, Suffolk County Céuoainally cancelled the
project but feasibility work on bridges B and C continues.

5.42 Final DraftCore Strategyaragrapls 8.246 and 8.217 addressaccess to the
Island Site, which as a minimum will require a road bridge from the west bank
to the Island Sitand a pedestrian and cycle bridge across the Wet Dock lock
gates to enable any significant developmeeqguivalent to Upper Orwell
Crossings Project bridges 2 and 3). The Island Site lR@37not require a
full Wet Dock Crossing to enable its deliveiiyhe proposal is includeas an
aspirationin the Local Transport Plawhich is currently under review

5.43 Any crossing heravould pass through the Island Site and the Wet Dock
Conservation Area and therefore its design would need to take into account
heritage issuesThe Wet Dock Crossing must avoid unacceptable impact on
vessel access to the Wet Dock, on Cliff Road, on the West Bank Terminal
railhead, on port security and on New Cut navigation.
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Policy SP17 Town Centre Car Parking

Policy SPZTown Centre Car Parking

The Counciill pursue atown centre car parkingpolicy with the twin aims
of supporting the economy of theown centre and limiting congestion
through encouraging the use of sustainable modes of transport

To this end, aCentral Car Parking Core is identifiexh the IROne inset
policies map. Within this area, Core Strategy Reviewolicy DM22 shall

apply.

Sites are allocated fomulti storey car parks providingdditional short stay
shopper and visitor parking or long stay commuter parking as specified
below:

a. IPO15 West End Roagllong stay parking;
b. IP048 Mint Quarterg short stay parking;
C. IPO49 No 8 Shed Orwell Qugyong stay parking.

The provision of a multstorey car park atsite IPO15West End Roaaill
replacethe existing onsite surfaceparking It will alsoreplaceexisting long
stay parkingat IPO51 Old Cattle MarketPortman Road if this is not
replaced on sitehrough redevelopment

All new permanent car parks will be required to achieve good design and

guality, and incude electric vehicle charging points and variable messaging

technology.

Proposals for additional temporary car parks within the town centre will npt
be permitted. Proposals to renew existing planning consents for temporary
short stay public parking whin the town centre willnot be permitted when
the permanent provision allocated abovlas been delivered. Until then,
temporary car parks will be expected to achieve the same level of quality
permanent ones.

5.44

Promoting sustainable transport choicesrgportant to tackle congestion in

Ipswich and its associated disadvantages for businesses, the environment and
human health. It is also important for equality and inclusion, as 27.8% of
Ipswich households do not have access to a car or van (2011 CeNsus O
Table KS404EW) and therefore it is important that public transport services
can be sustained through high levels of use. Car parking policies are an
important tool, alongside other planning and transport measures, to promote

sustainable transport choss.
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5.45 At the same time, providing sufficient car parking of good quality in the right
places is essentiab supportthe vitality and viability of the&Central Shopping
Areaand enabé it to compete with other centres, out of centre shops and
internet shopping.

5.46 It is important to weigh the need to control car parking in Ipswich town
centre with the need to support the town centre economy. Ipswich town
centre also serves a rural hinterland where car ownership is higher and public
transport services are lesavailable. In the three adjacent districts to
Ipswich, the average percentage of households with no car or van available is
only 13.1%.

5.47 The provision of pblic car parking provision within central Ipswichs been
reviewed through a parking study, whiavill inform the preparation of an
Ipswich Parking Strateg¥he studyidentified that central Ipswich contains
approximately 6,817 public, efftreet car parking spaces in and around the
town centre (including 147 disabled spaceSpme4,8850f the spa@s within
the study area provide the option for lorgjay parking with the remaining
1,932 providing for shorstay parking only. Pricing mechanisms are used as a
disincentive to using short stay car parks for long stay visits.

5.48 Short stay car parks suppgathe economy of town centre and culture and
leisure based activities. Through the Local Plan, the aim is to ensure a
reasonable supply of conveniently located and reasonably priced spaces.
Short stay is defined as up to 5 hours. Short stay car parksbedocated
within or outside the central car parking core.

5.49 Long stay parking is mainly for commuters. The aim is to discourage
commuting trips from entering the town centre, in order to manage the
morning and evening peaks, whilst recognising tharéhneeds to be some
supply for those commuters who will only or can only drive (some or all of
the time).

5,50 The emerging findings from the parkingraegy (which does not
differentiate future demand in terms of long or short stay) suggeshet
deficit o spaces by 2036n central Ipswich of fewer than ten spaces.
Geographically, the areas of deficit arethe vcinity of the railway station
and office quarter around Russell Rodlde Waterfrontand in the north of
the town centre. The Council is prepag alpswich Area &king Plan to
indicate how new, permanent parking provision will be made to replace the
existing temporary spaces, in accordance with the evidence. In doing so, the
/| 2dzy OAt GAf KFEIgS NB3IFNR (2 (K& [/ 2dzyiae
Study and emerging action plan to ensure that parking is considered as part
of a comprehensive approach to travel into central Ipswich.

5.51 The principlereflected through this policys to allocate sites to meet the

need for additional capacity in logahs at the keyentry points of the town
centre. This approaclseeks 12 f A YA G RNAGDGSNI WOKdzNYy Q f 2
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5.52

5.53

5.54

spaces and needing to drive across the town centre. These could be single
sites offering both long and short stay or they could be semaséts, outside

the parking core if they are long stay car parks, and inside the ttireyi are

short stay car parks.

Thepolicy aims to strikan appropriate balance between providisgfficient
correctly priced car parking to encourage shoppers aisdors into Ipswich
town centre, without adding to the burden of congesti@m undermining
sustainable travel optiondVhilst short stay temporary car parking has been
allowed on a number of sites awaiting redevelopment within the town
centre, it is corsidered thatany more would undermine work to encourage
mode switching. Therefore the policy does not permit additional provision of
such car parking.

The National Planning Policy Framework states that local authorities should
seek to improve the qualityof parking in town centres so that it is
convenient, safe and secure, alongside measures to promote accessibility for
pedestrians and cyclists (see policy SP15).

The number of spaces to be provided at the sites allecatwill be
determined in relation ¢ the delivery of additional floorspace in the town
centre for the main town centre usesand spaces being lost to
redevelopment Short stay parking is that which provides for shoppers or
leisure visitors visiting the town centre for part of a day or emgniwhilst

long stay parking is wholgay parking for workers. The difference is usually
established by the location and pricing structure of the car pakhen
designing proposals, consideration should be given to Secured by Design
guidance relating t@ar parks.
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CHAPTER: IP-One Opportunity Areas

6.1

6.2

EightOpportunity Areas have been identified within the-Pne area defined

on the map in Figure 1 in Chapter(see list below) The are areas where
there are clusters of development opportunities, which together present an
important opportunity to enhance the townscape and public realifihe
Opportunity Area descriptions, development principles and plans which
follow will act as concept plans to guidectidevelopmentstrategically that is
expected to take placélhey should be adhered to unless evidence submitted
with applications indicates that a different approach better delivers the plan
objectives. The allocation policies of the Plan take precedemser the
Opportunity Area guidance and site shegtghe event of any discrepancy

A Island Sitdthis area includes part of the former Opportunity Area E
Over Stoke Waterside)

Merchant Quarter

Mint Quarterand surrounding area

Education Quarteand surrounding area

Westgate

River andPrinces Street Corridofthis area reflects a rocus of the
former Opportunity Area G River Corridor)

Upper Orwell River and Canalsigehis is a new area added to reflect
potential development sites inhis area of IPOne, allocated through
policy SP2

H Holywells Area

TmoO W

®

For each Opportunity Area two plans are included: the first is a site analysis
plan and the second a plan to illustrate the development options and design
guidelines. The development ojpons shown illustrate how development
could be laid out on allocated sites.
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Key to Diagrams - Site Analysis

s Opportunity area boundary

Maijor routes

Minor routes

®@®® ®0 Pedestrian and cycle routes

Listed buildings

Landmark buildings

Positive frontages

Frontages having a neutral impact on urban quality

Frontages detracting from the urban structure

AN

Green space

Potential bridging points or existing bridge

improvements
o"‘ Urban connections to be created or improved
o &
a® @

- Scheduled Ancient Monument

© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.
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Key to Diagrams - Development Options

mssssssmm  Opportunity area boundary

Major routes
Minor routes

o000 00 Pedestrian and cycle routes

- Listed buildings

Development Option

“ Landmark buildings
Green space

New or improved urban focal space

© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.
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A ¢ Island Site. Site Analysis.

A - Island Site

Analysis

© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.
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A ¢ Island Site. Development Options.

A - Island Site

Development Option
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Opportunity Area A¢ Island site

The Island is locateih the heart of the Ipswich Waterfront on land that was
reclaimed when the Wet Dock was constructed over 150 years ago creating an island
linked to the WY Aydad yRQYIINNRg O2yySOGAz2y i ({i
decades the usage of the Island hasmyed as industrial port activities have given

way to leisure uses based around the development of the marina. The Island
represents a key development opportunity in the regenerated Waterfront.

The development of the Island site can contribute in a varigtyways to the
regeneration of the Waterfront area. It is appropriate for provision of ltmww
mediumrise development which would maintain the essential character of the Wet
Dock Conservation Area and protect significant views across from the outer efiges
the Waterfront. Space is available to provide some much needed green areas
including reinstatement of the tree lined promenade. The old lock gate area
provides a natural focus for leisure uses while there is still space for further
development of mana related activity.

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 connecting routes such as Great Stiapt and
Felaw Street.

Development Opportunities Development Principles
Mixed use development comprising 1 Retention, refurbshment and
(percentage is indicative): conversion of historic structures
1 Residential {0%) could include (Public Warehouse, Lock Keepe
live-work units Cottages and Harbour Masters
1 Marina moorings and shore base House)
facilities at the south end of the 1 Reinterpretation of historic lock
Island as focus to new public space
1 Marine related industy including 1 Protection of key vistas across tf
boat building island
1 Employment including office use 1 Protection of predominantly
1 Small scale retail, cafes and open chaacter of water area
restaurants 1 Generally lowto mediumrise
1 Heritage/cultural based visitor development (3 ,4 and 5 storeys|
attraction 1 High quality public realm/open
1 Public open space spaces
1 Conversion of historic buildings 1 Waterfront promenades to Wet
1 Waterfront promenade Dock and Riverside
1 Development to provide
vehicular acces@ncluding
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emergency vehiclegnd bridge
acrass New Cut to link tBelaw
Street

Layoutshouldnot prejudice the
potential provision of full Wet
Dock crossing

Provision of cycle/pedestrian
bridge across lock gatnd
westward pedestrian and cycle
access across the New Cut
Layout to facitate location of
new foot/cycle bridge from New
[/ dzi G2 {4 tSGSH
Layout and design to address
flood risk

Development to take account of
heritage issues including
archaeologyand Wet Dock
Conservation Area.

Ensure suitable public transport
provision

73



B ¢ MerchantQuarter. Site Analysis.

B - Merchants Quarter

Analysis

d database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.

© Crown copyright
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B ¢ Merchant Quarter. Development Options.

B - Merchants Quarter

Development Option
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Opportunity Area B¢ Merchant Quarter

The area between the Wet Dock and the Central Shopping Area presents an
opportunity to improve the links between the regeneeat Waterfront area and the
centre of town. The area includes several vacant and underused sites, the
redevelopment of which would knit the area together from its present fragmented
state.

Having undergone a period of development which has regenerated\ibithern
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 traditional Town Centre. The area between the old centre and Star Lane
contains a network of streets, chiefly running noitbuth, but the linkage between

this area and the Waterfront is affected by the barrier presented by the Star Lane
gyratory road system. There is a poor quality environment in some parts of the area
with seweral underused/vacant sites. Linked with proposals to lessen the impact of
the Star Lane corridor, opportunities exist to reinforce the existing historic character
and street pattern, promote improved pedestrian connection through and across the
area, andmigration of activity between the Town Centre and the Waterfront with
the redevelopment of these underused/vacant sitdis area includes much of the
internationally important area of the AngiBaxon and Medieval town and
waterfront, including scheduledmonuments and will involve considerable
commitment of resources to archaeology.

Development Opportunities Development Principles

Mixed use development comprising: 1 Layout to relate to historic street
Residentia(could include live work pattern

units)

1 Fine grain development of
generally low rise (3 storeys) witk
increased scale at focal points, u
to a maximum of 5 storeys, to
reflect historic scale and grain.
Taller buildings may be permittec
in the tall building arc defined
through policy DM5.

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

1 Enhance pedestrian linkage
between town centre and
waterfront with upgraded public
realm.

1 Development to address street
frontagesq particularly Star Lane
¢ and ifpossible allow for
wideningon Star Lan¢o
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accommodate tree planting, cycl
provision or wider footways.

Development to respect and
enhance setting of Listed and
historic buildings

Development tcaddress
scheduled monuments ah
archaeology

Replacement site for major EDF
electricity substation.

Layout and design to address
flood risk.
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C¢ Mint Quarter and surrounding areaSite Analysis.

C - Mint Quarter

Analysis

By

:

A

© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.
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C¢ 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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Opportunity Area G; Mint Quarter / CoxLane regeneration area and surrounding
area

¢ KS WaAylis thedzhaM@ ®INGR has been applied to the proposed
redevelopment area located within the block bounded by Carr Street, Upper Brook
Street, Tacket Street/Orwell Place and @p®rwell Street. Redevelopment of the
Mint Quarter represents an opportunity for a mix of predominantly fretail uses.
Existing areas of surface parking will be replaced by a+stoltey short stay car park
and redeveloped urban blocks with a legiliégout of streets and public spaces.
Development of the area will promote the residentiatl regeneration of the
adjoining peripheral shopping streets and much needed improvements to the public
aLJ) O0S i al22Nna [/ 2Ny SN

Development of the main Mint Quaat area should be based around a continuation
of the historic urban block structure, with a new pedestrian spine forming a
continuation of Butter Market linking through to a new urban square located on the
historic northsouth route of Cox Lane. Ancillaxgutes should link through to the
main routes enclosing the wider block and to acknowledge historic routes and
features as appropriate. Residential accommodation should be provided at upper
floors to provide an appropriate form and scale of development.

Development Opportunities Development Principgs
Predominantly norretail mixed use 1 Pedestrian connection opposite
development comprising: Butter Market with new urban
. . space
Residential

1 Enhanced pedestrian permeabilit
eastwest and northsouth across
site

Shoppers short stay car parking (multi
storey)

Public open space .
i Layout to promote active

Café/restaurant uses frontages at ground floor level
Some retaibn the westernpart of the 1 Development to respect and
site enhance setting of Listed and

historic buildings
School

1 Development toaddress
scheduled monuments and
archaeologymuch of the Mint
Quarter site is a scheduled
monument)including
conservation principles and,
where relevant, mitigation for
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impacts on archaeological remair
and enhancement ofyblic
understanding

Development to provide
appropriate building sda to
historic street frontages and to bg
appropriate in the context of the
Conservation Area.

Enhancement of linkage to Rege
Theatre

Provision of major new
landscaped public space atcias
of scheme

Scheme to promote regeneration
of Upper Orwell Street including
environmental enhancements.
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D ¢ Education Quarteand surrounding areaSite Analysis.

Education Quarter

D-

Analysis

© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.
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D ¢ Education Quarteand surrounding areaDevelopment Options.

D - Education Quarter

Development Option

© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. Ipswich Borough Council.
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Opportunity AreaD ¢ Education Quarter and surrounding area

¢t KS W9 RdAzOl isloéated on e dddieddibe of the town centre, extending
from just north of Rope Walk down to the Waterfront. It includes the higher and
further education sites occupied bthe Universty of Suffolk and Suffolk New
College. The area also includes existing residential, commercial and leisure uses,
which have the potential to create a vibrant mixed use quarter, providing a major
activity node and linking the Town Centre, the Waterfrontlahe eastern side of

the town.

The major investment associated with furtheloSand SNC developments will not
only lead to a physical reinvigoration of the area, with quality new buildings and
public spaces, but will also generate increased activityléesad prosperity in the
area, which can support spin off employment and service activities.

Development Opportunities Development Principles

(percentage is indicative)
1 Scale, mass and form of

Higher & Further Education uses (75% development on Waterfront to be
- Academic facilities of varied height (minimum 6

storeys), responding to

waterfront setting withlayout

- Student accommodation maintaining glimpse views
through to treelined skyline.

- Support facilities

Residentiatlevelopment

Hotel 1 Fine grain, low rise {2 storeys)
Car parkindinc. public) development north of Rope Walk
Small scale retail, café/restaurant to integrate with historic scale
Offices/business ' yR OKIF NI Ol SN 2

and create a suitable transition tq
the modern building®f the
college campus.

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

1 Development toaddress
archaeologyand Wet Dock
Centra]l YR {4 1 St S
Conservation Areas.

1 Layout and design to address
flood risk.
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1 Enhanced pedestriaand cycle
permeability through the area
and linking into wider networks.
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E¢ Westgate. Site Analysis.

E - Westgate

Analysis

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



E¢ Westgate. Development Options.

E - Westgate

Development Options

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



Opportunity Area E; Westgate

Fringingthe westdl) Sy R 2F (KS ¢ 2 g yquard if a Nkedmal KS W2 S2
with a varied collection of retail, business, civic, cultural and residential uses. To the

west of the area, Civic Drive presents a barrier to linkage between the TCamtre

and the inner suburban areas. With the demolition of the Civic Centre fadbhg
adFyRAY3I ySSR F2NJ NBASYSNI A2y 2F GKS | NBI
is a significant opportunity to reinvigorate the area, with better integration of

pedestrian movement and a more coherent built character.

Redevelopment of the faner Civic Centre complex would form the centrepiece of a
NEISYSNIGSR a2Said3lidSé¢ o0dzAitd FNRdzyR |y SyK
from the end of Westgate Street to a reactivated space in front of the New Wolsey

Theatre. The barrier to pedestriamovement formed by Civic Drive and the series of

dzy RSN1J aaSa o0SySIHiK GKS {d allGikKSsgQa {GNEBS
new surface level crossings as has been done at the Friars Street Princes Street end

of Civic Drive as part of the Travel Ipswacheme. There is the potential to enhance

pedestrian links northwards across St Matthews Street, connecting with the Ipswich

Museum site which has been identified for major investment. Existing
developments of inappropriate scale would be replacednkey development of a

scale more befitting their town centre location.

Development Opportunities Development Principles
Residentialled mixed use developmen {1 Layout to promote enhanced
with some retail on the former Civic pedestrian linkage between

Centre site IP0O40 Westgate Street anthe New

Wolsey theatre, northwards to
Ipswich Museum on High &td
eastwardsetween the retail
allocation and Museum Street

1 Surfacdevel pedestrian/cycle
crossing across Civic Drive

1 Creation of new urban space at
Westgate Street

1 Enhancement of plaza fronting Ne|
Wolsey Theatre, including
replacement of redundant water
feature

1 Redevelopment of the Civic Centr
site to incorporate landhark
building

1 Higher density housing to Civic
Drive, Gt Gipping Street & Curriers

- Residential

- Retall

- Café/restaurant uses

- Shoppers car parking

- Improved cultural network
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Lane sites (4 storeys) as
opportunities arise; housing on
Black Horse Lane now excluded
from allocations

Enhanced public realm in EIm
Street

Development to take account of
nearby heritage assets and
archaeology

Ancillary routes should
acknowledge historic routes and
features as appropriate (in order t(
aid public understanding and
appreciation of heritage).

89



F¢ Riverand Princes Streeforridor. Site Analysis.

F - River & Princes Street Corridor

Analysis
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© Crown copyright and database right 2014. Ordnance Survey Licence number 100021566. |pswich Borough Council.
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F- River and Princes Streeforridor. Development Options.
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