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1. Location

2. Site area

Approximately 6.3 hectares

3. Land ownership

Private/public (IBC have a freehold interest in
part of the site).

4. Existing land uses

Leisure (sports playing fields) and Industrial
(former bakery site).

5. Policy designations

Preferred Options 2007: UC033: King George V
Field, 50% Housing, 50% Open Space/Playing
Field. UC005: Former Tooks Bakery, 80%
Housing, 20% Community Facilities.
Replacement off-site and improved facilities on
the remaining playing fields will be required.
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6. Planning history

No relevant history. Industrial use extinguished on demolition. Playing
fields still in use along with clubhouse for Whitton United.

7. Constraints

 Minor aquifer HU zone – area known for localised flooding and drainage
problems

 Whitton Conservation Area to the north
 Bury Road A1156 major arterial route to the south
 Residential to the north and east on Old Norwich Road
 Replacement off-site and improved facilities on the remaining playing

fields will be required
 Commercial/retail park to the north west
 Public footpath across the site
 Preserved (TPO) trees on the southern boundary (TPO 18 of 2011)
 Limited vehicular access from Bury Road A1156

8. Opportunities

 Low to medium (dependent on dwelling mix) density of residential
development (30 – 45 dph)

 Potential for a modern, contemporary style of development
 Potential for 2 to 3 storeys possibly 4 within the site dependent on

site variables such as topography
 Potential for small scale retail/health/community facilities on site –

maximum 20% site area
 Opportunity for a focal building on the corner of the site at the

junction of Bury Road with Old Norwich Road – possible
community facility

 Public open space provision incorporating protected trees and
pedestrian and cycle access on southern boundary and publicly
accessible green rim (policy CS16).

 Dwellings facing Bury Road across a linear public open space
incorporating existing trees

 Provision for young people (amenity space)
 Biodiversity enhancements on site (NPPF para. 117 and 118)



Site appraisal

9. Planning guidance notes

 Sustainable mix of dwelling units encouraged including town
houses, bungalows and flats

 Permeable development with a main vehicular route, including a
bus route, through the site. A secondary vehicular route is
proposed on the Old Norwich Road frontage to allow access to
housing and the creation of home zone streets. Provision of traffic
calming measures and pedestrian crossing provision on the Old
Norwich Road from the site

 Retention of TPO trees on the Bury Road boundary of the site –
incorporated into a linear park to provide public open space and a
buffer zone between the housing and Bury Road, aim for publicly
accessible green rim to the north of the site (policy CS16)

 Attenuation ponds proposed on the lowest part of the site to be
incorporated into public open space for the development and
possibly under the adjacent playing field to remain, aim is to
improve existing drainage problems in the area and not
exacerbate these

 Main internal junctions proposed as shared space using paving
and landscaping to ensured reduced traffic speeds and to create
focal points for the development

 Potential for four-storey development towards the Bury Road
frontage and two storey elsewhere reflecting the character of
nearby residential areas. Cul-de-sac layouts will not be accepted –



the layout requires perimeter block form with houses facing the
internal streets with gardens behind

 Provision of driveway and on street parking preferred and not
parking courts. If parking courts are proposed they must be small,
well landscaped, lit and overlooked by houses. Residential
accommodation within parking courts is not supported

 Strategic landscaping required including boulevard tree lined
streets and landscaped footpath crossing the site. Retention of
protected trees is essential

 Storage and collection arrangements for refuse and domestic
recyclables and compost should be designed in to form a
cohesive design

 Secure covered cycle parking for flats at a minimum standard of 1
space per bedroom must be included and rear pedestrian access
for houses to enable ease of cycle storage, preferably in sheds in
the rear garden. Visitor provision should be made on site

 Housing to be designed to inclusive standards, housing
embracing ‘life time homes’ standards will be welcomed and
housing must meet ‘Building for Life’ standards minimum Silver
standard

 Layout to incorporate passive solar gain principles
 Communal or private gardens to be provided. Houses, bungalows

or ground floor maisonettes with 3 or more bedrooms minimum
rear garden area of 75m², with 1 or 2 beds minimum rear garden
area of 50m² and for all flats and upper floor maisonettes an
average of 25m² private amenity space

 Dwellings to meet a minimum of Level 3 of the Code for
Sustainable Homes

 Minimum 15% of energy derived from decentralised and
renewable or low-carbon sources

 Car parking to meet the Borough’s indicated standards – 1 space
per 1-bed unit, 1.5 spaces per 2-bed unit, 2 spaces per 3+ bed unit.
Communal parking may be provided at 25% less provided it is
unallocated. Garages will count as a car parking space only with a
minimum internal area of 6m x 3m. At least 5% of communal
spaces must be suitable for use by disabled motorists

 Minimum 21 metres back to back/back to front spacing standards
must be met within the site and in relation to any dwellings
adjoining or opposite the site

 Dwellings will be encouraged to meet or exceed the English
Partnership Quality Standards 2007 for gross internal floor areas:
at least 51m² = 1 bed/2 person dwelling, 66m² = 2 bed/3 person
dwelling, 77m² = 2 bed/4 person dwelling, 93m² = 3 bed/5 person
dwelling and 106m² = 4 bed/6 person dwelling

 Only a left-in, left-out junction off Bury Road A1156 has been
accepted by the Local Highway Authority and Highways Agency
in principle and primarily to facilitate a bus route through the site.
The existing bus lane on Bury Road A1156 is to remain



 Suggested minimum 80% residential, possibility 20% community
use on site, playing fields to remain to the west, replacement
facilities required

 Comply with adopted policies in Core Strategy and Policies
Development Plan Document 2011

 Biodiversity enhancements on site (NPPF paras. 117 and 118)

Layout principles

10. Public open space

Development involving the loss of sport facilities i.e. playing fields, will
only be permitted if alternative and improved provision can be made in a
location well related to the users of the existing facility. There is
provision for some replacement facilities for Whitton United Football
Club adjacent and to the north of the development site but additional
provision will need to be made off site.

In addition, new residential developments must ensure that at least 10%
of the site area consists of incidental green space (useable by the
public). Additionally, this area of the Borough is deficient with regard to
Parks & Gardens provision, provision for young people, natural/semi-
natural green space, outdoor sports facilities and children’s facilities
and provision must be made for this to ensure the problem is not
exacerbated. Refer to PMP Consulting Study for further information.
Development of this site would have to incorporate the appropriate



children’s play areas in accordance with supplementary planning
guidance (see section 12) but in addition there is an opportunity to
provide a space for young people on this site to serve the wider area.

11. Architecture

The foregoing guidance sets a clear framework for new development. In
the designing of the dwellings themselves there is scope for
architectural innovation. The Council will expect excellent architecture
to realise the potential of the site, to create character and to provide first
class housing. The Council is open to choice of materials providing they
are of high quality. It will encourage modern methods of construction in
well designed contemporary buildings with a focus on home zones.

12. Planning obligation requirements

 Affordable housing – 35% affordable housing provision, minimum
80% to be social rented, remaining 20% shared ownership –
reflecting current needs and demands for housing in Ipswich –
currently smaller family housing compromising 2 or 3 bed
housing. Need for 2 and 3 bed bungalows to meet the needs of
wheelchair users.

 Public art
 Education contribution
 Public open space and play areas
 Bus route through the site to be made available before first

occupation
 Public transport service contribution as necessary to provide a

minimum level of service
 Travel plan – with appropriate funding measures within
 Other contributions as may be required by SCC – see attached

letter dated 20th June 2012 time limited for 6 months from this date
for more precise requirements.

 NHS Suffolk requirements – see attached letter dated 22nd June
2012 for precise requirements.

13. Validation requirements

To include (this list is subject to variation – applicants should contact
the Council for up-to-date requirements):
Design and Access Statement
Affordable housing statement
Biodiversity survey and report (to include enhancements)
Landscaping and tree survey (in accordance with BS5837: Trees in
Relation to Construction)
Foul and Surface water drainage statement
Flood risk assessment
Land contamination survey
Draft Heads of Terms (Planning Obligations)



Planning statement
Site waste management strategy
Sustainable building
Tall building report – required where new building would be
substantially taller than immediate surroundings.
Transport assessment
Travel Plan
Statement of Community Involvement
Scoping report/Environmental Statement
Public open space strategy
Loss/partial loss of playing fields report
Noise and Air Quality Assessment (particularly in relation to Bury Road
A1156 and the link to the Air Quality Management Area at Norwich
Road/Chevallier Street/Valley Road)

For further guidance please refer to:-

Ipswich Local Development Framework: Core Strategy and Policies 2011
Supplementary Planning Guidance: Public Open Space
Supplementary Planning Guidance: Children’s Play Space
Urban Design Compendium, English Partnerships/Housing Corporation
Better Places to Live: By Design, a companion guide to PPG3, ODPM
Manual for Streets, DoT and DCLG
Draft Ipswich Open Space, Sport and Recreation Study 2009, PMP
Consulting
Ipswich Borough Council Level 2 Strategic Flood Risk Assessment
revised May 2011
Ipswich Drainage and Flood Defence Policy 2009
Draft Playing Pitch Strategy 2009, PMP Consulting
Section 106 Developers Guide to Infrastructure Contributions in Suffolk


















