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IPSWICH LOCAL PLAN 2018-2036 
 

FOREWORD 
 
Ipswich is the County Town of Suffolk and performs a regional role in terms of its population, in 
delivering growth and how it functions as a major employment, shopping and service centre, and hub 
for transportation. 
 
The Borough is developing dynamically and has strong prospects for growth. This growth is supported 
at a central, sub-regional and local government level, enabling Ipswich to develop while acknowledging 
the sense of place established by many historic buildings and its large landscaped parks. 
 
The Ipswich Local Plan is a key document to ensure that the Council is able to deliver the sustainable 
housing and employment growth to meet our residents’ needs and to ensure the protection and 
enhancement of the Council’s rich historic heritage into the future. 
 
I am pleased to say that this is the third Local Plan produced in a decade - which is something we can 
be proud of. Having an up to date Local Plan guides development management decisions and helps to 
ensure such decisions are robust and supports the Borough’s strong record of defending these 
decisions at appeal. 
 
The Local Plan assists developers in understanding policy expectations for Ipswich and helps to improve 
the quality of life, health and well-being of all who live, work, learn, play in and visit Ipswich, by 
supporting growth in a sustainable and managed way.  
 
By 2036, three new neighbourhoods will be nearing completion at Ipswich Garden Suburb, with new 
homes being delivered alongside a large country park and significant levels of new infrastructure. 
 
The distinctive network of beautiful parks and open spaces, green infrastructure and open water will 
be protected and enhanced, to support their use by people and wildlife. The Town’s tree canopy will 
be extended and opportunities taken to enhance biodiversity and reduce our environmental impact. 
The Town’s built, natural and historic assets will be conserved and enhanced, and growth will respect 
the special character and distinctiveness of Ipswich neighbourhoods. 
 
By 2036, we plan to deliver a range of new homes across the Borough to meet all local needs. The 
Ipswich economy will have grown hand in hand with the skills and knowledge of the local workforce, 
providing opportunities for all and supported by the success of The University of Suffolk on the Ipswich 
Waterfront.  
 
Ipswich Town Centre will embrace a greater mix of uses and provide opportunities for shopping, leisure 
and cultural activities, learning, working and living. The Waterfront provides a dynamic focus of change 
and a beautiful setting that attracts increasing numbers of visitors and investment. 
 
The Council is strongly investing in Ipswich by improving the public realm, regenerating key areas and 
providing significant levels of new affordable housing against an ambitious target of delivering 1,000 
homes in a decade. We are also working with other neighbouring authorities to reduce dependence 
on the car and to help residents make Smarter Choices on travel and address the requirements of 
climate change.  
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Finally, we very much look forward to working with our partners to implement the strategy contained 
within this document and watch Ipswich adapt and build on its fine traditions. 
 
Councillor Carole Jones 
 
Portfolio Holder for Planning & Museums 
 
23 March 2022  
 
 
 
Erratum to the Adopted Ipswich Borough Council Local Plan Review 2018-2036 

This is the second version of the Ipswich Borough Council Local Plan Review 2018-2036. It has been 

issued to amend typographical errors shown in the table below. No other changes have been made. 

 

Page of 
Core Strategy 
and Policies 
DPD Review 

Policy of Core 
Strategy and Policies 
DPD Review 

Amendment Reason  

48 POLICY CS1: 
Sustainable 
Development 

In particular, developers should 
address the requirements set 
out in Local Plan Policies: 
CS2(h); CS5; CDS16; DM1; DM2; 
DM4; DM5; DM6; DM9; DM12; 
and DM21 in order to comply 
with Objective 4 of the Core 
Strategy. 

To correct a 
typographical 
error. 

175 POLICY DM22: 
Car and Cycle Parking 
in New Development 

Within the whole IP-One Area, 
proposals for additional long-
stay car parking provision over 
and above that proposed 
through Policy SP17 SP34 will 
not be permitted, unless the 
proposal can demonstrate that 
it would not harm the 
effectiveness of modal shift 
measures outlined in the SCC 
Transport Mitigation Strategy 
for the Ipswich Strategic 
Planning Area, nor have 
a severe impact on the highway 
network, which cannot be 
adequately mitigated. 

To correct a 
typographical 
error.  

22 June 2022 
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CHAPTER 1: Introduction 
 
What the document covers 
 
1.1. This document is the Core Strategy and Policies Development Plan Document Review for Ipswich. 

It forms part of the Ipswich Local Plan. It covers three areas of policy. 
 

• Firstly it sets out a Strategic Vision and Objectives to guide the development of the Town 
(Chapter 6); 

• Secondly it promotes the Spatial Strategy for the development of the Town to 2036 through 
strategic policies (ISPA1 – ISPA4 and CS1 – CS20) within the context of the Ipswich Strategic 
Planning Area (Chapter 8); and 

• Thirdly, it provides a suite of policies to control, manage and guide development across the 
Borough (Chapter 9). 

 
1.2. It also includes two non-policy based areas. Firstly, a section on the context to the whole 

document which explains, amongst other things, the Planning System (Chapter 2), the New Anglia 
Local Enterprise Partnership (Chapter 3), the Duty to Co-operate (Chapter 4), and an explanation 
as to how all Ipswich's planning documents fit together (Chapter 2). It also paints a picture of Ipswich 
in terms of its geography, history and character and provides some facts about Ipswich as a place 
(Chapter 5). Secondly, there is a section on Implementation, Targets and Monitoring proposals 
(Chapters 10, 11 and 12). 
 

1.3. At the back of this document there are a limited number of Appendices providing more detail to 
the policies, for example on open space standards. 

 
How the document is structured 
 
1.4. The Local Plan is written in two main parts. The first part, ‘Core Strategy and Policies 

Development Plan Document Review’ (‘the Core Strategy’), sets out the vision of the future for 
Ipswich to 2036 and contains a set of strategic policies with the prefix ‘ISPA’ and ‘CS’ which will 
help to achieve this vision. It also contains a set of ‘development management policies’ with the 
prefix ‘DM’ which interpret these more general policies into policies which can be used in 
connection with processing planning applications and giving planning advice on future 
applications. The second document, the ‘Site Allocations and Policies (incorporating IP One Area 
Action Plan) Development Plan Document Review’, identifies a range of sites for different uses 
across the whole Borough that are allocated for development. It sets out policies for town centre, 
leisure and retail uses and policies for the Ipswich IP-One Area. Within the Core Strategy and 
Policies Development Plan Document Review, each of the two main policy chapters (8 and 9) 
follows the same broad structure. In each case a policy is identified and then organised into the 
following sections: 

 

• A policy heading and short introduction to the issue, where needed; 

• The policy written in bold text; and 

• The justification for the policy, how it supports plan objectives and guidance on its 
implementation.  
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The purpose of the document 
 
1.5 This document sets out the strategy for the future development of Ipswich to 2036. It indicates 

broadly how and where the Borough will accommodate development to meet local needs 
identified through the evidence base. It also explains how it will ensure this is done in a 
sustainable way. It contains detailed policies to enable the management of development in 
Ipswich. Proposed development will be assessed against all relevant policies contained within 
this plan, the Site Allocations and Policies (Incorporating IP-One Area Action Plan) Development 
Plan Document Review and any other relevant plan.  

 
1.6 More fundamentally, the purpose of the document is to support the Council's 'place shaping' 

role. This involves the Council in showing community leadership and working closely with 
partners locally, to ensure that Ipswich's problems are tackled and that a shared vision for the 
future is realised in a coordinated way. 
 

1.7 The Local Plan consists of a series of documents that together will guide development in Ipswich 
(for more information see Chapter 2). 
 

1.8 The Local Plan itself sits in a context of many more plans and strategies prepared at sub-regional 
and local levels to guide the work of the Council and its partner organisations. Some of the key 
sub-regional and local strategies are illustrated in Diagram 1. 
 

1.9 As the Local Plan develops, it is subject to Sustainability Appraisal (including Strategic 
Environmental Assessment) and a Habitat Regulations Assessment. At each stage of plan-making, 
the policies and proposals in the plan are reviewed to ensure that they comply with the Habitat 
Regulations Directive 92/43/EEC. An assessment is required under the EU Habitats Directive 4 to 
ensure that the Local Plan will not result in harm to the integrity of European protected sites. A 
Screening Assessment was undertaken to inform the Local Plan which identified those policies in 
the plan for which an Appropriate Assessment would be required as the plan moves forward. To 
support the Plan, the Council have undertaken a Habitats Regulation Assessment to inform the 
policies and site allocations within it. The assessment ensures that the legal and regulatory 
requirements outlined under the EU Habitats Directive are adhered to as part of the plan making 
process. This assessment has been published alongside the Local Plan. 
 

1.10 Sustainability Appraisal is an iterative process which must be carried out during the preparation 
of a Local Plan. Its purpose is to promote sustainable development by assessing the extent to 
which the emerging Local Plan, when considered against alternatives, will help to achieve relevant 
environmental, economic and social objectives. A Sustainability Appraisal has been undertaken 
on all the different policy and site options considered during each stage of Local Plan preparation. 
The Sustainability Appraisal also considers the cumulative effect of the Local Plan on sustainability 
objectives. The Sustainability Appraisal Assessment of the Local Plan is published alongside the 
Plan. 
 

1.11 This Local Plan replaces the 2017 Ipswich Local Plan as planning policy for Ipswich. 
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The status of the document 
 
1.12 The adopted Core Strategy and Policies Development Plan Document Review is formally part 

of the development plan and therefore has significant weight via the Planning and Compulsory 
Purchase Act 2004 - i.e. 
 
“... for the purpose of any determination to be made under the planning Acts the determination 
must be made in accordance with the (development) plan unless material considerations 
indicate otherwise.” (Section 38(6) of the Act). 
 

1.13 The Council is required to keep the Plan under review and this review replaces the Local Plan of 
February 2017. 
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CHAPTER 2: The Planning System  
 
2.1 The current development planning system was established through the Planning and 

Compulsory Purchase Act 2004 and subsequent amendments, such as the Localism Act 2011 
which introduced neighbourhood plans. The national approach to planning policy is explained 
in the new National Planning Policy Framework (NPPF 2021), Planning Practice Guidance and 
other documents covering specific topics such as the Marine Policy Statement and Planning 
Policy for Travellers Sites.  The NPPF maintained the presumption in favour of sustainable 
development.  For plan making, this means that local planning authorities should plan positively 
to meet the development needs of their area, and meet objectively assessed needs unless the 
adverse impacts of doing so would significantly and demonstrably outweigh the benefits, or 
specific policies of the NPPF indicate that development should be restricted.  The NPPF also 
contains national land use policy on matters such as the economy, town centres, transport, 
housing and good design. Policies in the NPPF are supplemented by the National Planning 
Practice Guidance (NPPG), an online set of guidance on implementing the policies in the NPPF.  

 
2.2 Section 38(6) of the Planning and Compulsory Purchase Act states that: 
 

“... for the purpose of any determination to be made under the planning Acts the determination 
must be made in accordance with the (development) plan unless material considerations 
indicate otherwise.” 

 
2.3 The development plan for Ipswich will comprise various development plan documents, which will 

be adopted by the Borough Council as the Local Plan.  
 

2.4 The Local Development Scheme for Ipswich sets out the documents, processes and timescales 
involved with the Local Plan.  

 
2.5 The components of the Ipswich Local Plan are illustrated in Diagram 2. The adopted Local Plan 

Policies Map will remain extant until replaced through other development plan documents 
(DPDs) to be prepared as part of the Ipswich Local Plan. At the time of preparing the Ipswich 
Local Plan Review, there are no made neighbourhood plans in the Borough. 
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 Diagram 2 – Ipswich Local Development Scheme 
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2.6 A key element of the planning system is the requirement to undertake Sustainability Appraisal 

and Strategic Environmental Assessment as documents are produced. The Sustainability 
Appraisal involves assessing strategic alternatives, policies and proposals against social, economic 
and environmental objectives to identify possible negative impacts. Policies are modified in 
response to the results, to ensure that harmful impacts are avoided or mitigated. Strategic 
Environmental Assessment focuses solely on environmental impacts. The baseline assessment of 
the Sustainability Appraisal helps to identify the issues facing the Borough in terms of economic, 
social and environmental objectives through document review. The Sustainability Appraisal is 
revisited at each stage of plan-making. A Sustainability Appraisal Report setting out the Council’s 
work in both areas has been published alongside this document. 

 
2.7 Another requirement is an Appropriate Assessment of the Plan under the Habitats Directive. This 

is an assessment of the potential effects of a proposed plan on sites of European importance for 
nature conservation. These include sites, often known as Natura 2000 sites, designated as Special 
Areas of Conservation (for habitats, and species except birds) or Special Protection Areas (for 
birds). Government policy in the National Planning Policy Framework applies the same protection 
to Ramsar sites also. The Orwell and Stour Estuaries are designated as a Special Protection Area 
and Ramsar Site. 

 
2.8 A plan may only be approved if it can be shown that it will not adversely affect the integrity of 

a European designated habitat. A report published alongside this document explains the findings 
of the Appropriate Assessment. Where policies or proposals have been included in order to 
address the findings of the Appropriate Assessment, it is explained in the reasoned justification. 

 
2.9 The Government first published the National Planning Policy Framework (NPPF) in March 2012. 

The NPPF was further updated in 2018, 2019 and 2021.  In response, the Council introduced and 
maintains a presumption in favour of sustainable development, which is set out in Policy CS1 of 
this document. The NPPF requires that local planning authorities ensure that their Local Plan 

Notes to Diagram 2 

• The Statement of Community Involvement Review, adopted in November 2020, sets out how 
people will be involved within the planning process; 
 

• The Core Strategy and Policies Development Plan Document Review (i.e. this document) sets 
out the strategy for the development of the town and also includes policies that will seek to 
guide and manage development; 

 
• The Site Allocations and Policies (incorporating IP-One Area Action Plan) Development Plan 

Document Review highlights land that is the subject of designations that means it will be 
protected and identifies allocations of land for specific types of development. It also sets out 
the vision for an urban renaissance for a large part of central Ipswich and provides design policy; 
and 

 
• Supplementary Planning Documents can be theme-based documents providing additional 

detail to support the implementation of policies in the development plan documents, or site 
development briefs.  
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provides a clear strategy for bringing sufficient land forward, and at a sufficient rate, to address 
objectively assessed needs over the plan period in this case to 20361. 

 
2.10 Section 110 of the Localism Act sets out the Duty to Cooperate. The duty applies to all local 

planning authorities, National Park Authorities and County Councils in England and to a number 
of other prescribed public bodies. The Duty to Co-operate requires these bodies to engage 
constructively, actively and on an ongoing basis in relation to strategic cross boundary planning 
issues. Local planning authorities have to demonstrate how they have met the requirements of 
the duty. This is dealt with in more detail in Chapter 4. 

 
2.11 The NPPF advises that each local planning authority (LPA) should produce an aspirational but 

realistic plan for its area. LPAs invest significantly in the preparation of these plans, including 
engaging with all sections of the community in their development. 

 
2.12 The essential test for the Local Plan is whether it meets the tests of ‘soundness’. These are clearly 

defined in the NPPF. NPPF (paragraph 35) makes clear that a sound plan is one which is positively 
prepared, justified, effective and consistent with national policy. 

 
2.13 To meet the test of being ‘justified’, the Local Plan needs to set out ‘an appropriate strategy, 

taking into account the reasonable alternatives, and based on proportionate evidence.’  The Plan 
strategy has been developed as a result of reviewing the adopted plan strategy and the updated 
evidence base and testing the emerging Plan at each stage through the Sustainability Appraisal 
process. The Issues and Options consultation in 2017 explored alternative growth scenarios 
jointly with Suffolk Coastal District Council (now East Suffolk Council) and ways in which growth 
could be delivered.  The Preferred Options draft Local Plan published in January 2019 set out the 
proposed strategy for meeting development needs in the Borough which is largely carried 
through to the Local Plan.   

 
2.14 Ipswich Borough has a tightly drawn administrative boundary, which constrains the practical 

options for meeting needs for development, taking as the starting point the national policy 
requirement for the Borough to meet its own needs if possible.  However, the Plan seeks to 
address the objectively assessed needs both for employment and housing and is informed by 
agreements with other neighbouring authorities through the Ipswich Strategic Planning Area 
(ISPA) Board.  A Statement of Common Ground has been agreed by the members representing 
the constituent authorities who sit on the ISPA Board.  

 
2.15 The spatial strategy is for continued urban regeneration in central Ipswich. This continues a well 

established approach that has seen a transformation of the Waterfront, and the beginnings of 
change to a more vibrant mixed use area in the Portman Quarter (formerly Ipswich Village). 
Alongside the focus on the central area, a sustainable urban extension is allocated on greenfield 
land at the Ipswich Garden Suburb and a cross-boundary allocation for future development for 
housing, appropriately phased with the delivery of the Ipswich Garden Suburb and its associated 
infrastructure, is also identified in north-east Ipswich at the northern end of Humber Doucy Lane.   

 
1 National Planning Policy Framework, paragraph 23, p. 9 
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CHAPTER 3: The Local Enterprise Partnership  

 
3.1 The New Anglia Local Enterprise Partnership (NALEP) was established in 2011 along with 38 other 

local enterprise partnerships in England. The NALEP area covers both Suffolk and Norfolk and is 
identified on Map 1 in this document. NALEP is focused on developing business sectors in this 
area to grow jobs in the region and remove barriers to business growth. 

 
3.2 Policy CS13 of this Core Strategy supports the business sectors identified by NALEP and the 

Council. By cooperating with the County Council and the other Suffolk districts on the Suffolk 
Growth Strategy, the Council can support the development of jobs on sites in the Borough, 
identified in the Growth Strategy. 

 
3.3 The NALEP Economic Strategy 2017 identifies nine key sectors for the East Anglian region, which 

have the potential to grow rapidly in terms of jobs and productivity. They include: advanced 
manufacturing and engineering; energy; information and communication technology, tech and 
digital creative; financial services and insurance; advanced agriculture food and drink; transport, 
freight and logistics; life sciences and biotech; visitor economy (tourism and culture); and 
construction and development.  Other sectors which are particularly well represented in Ipswich 
are:  information and communication technology; finance and insurance; transport/ port and 
logistics; and tourism and creative and cultural industries.  
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CHAPTER 4: The Duty to Co-operate  
 
4.1 The Localism Act 2011 imposed on public bodies a ‘Duty to Co-operate’ on planning issues 

that cross administrative boundaries.  It particularly applies in relation to strategic, cross-
boundary issues, such as: the provision of jobs and homes; retail; leisure and commercial 
development; the provision of infrastructure including transport and water; health and other 
community and cultural facilities; climate change mitigation; and the conservation and 
enhancement of the natural and historic environment.   

 
4.2 Local planning authorities must demonstrate at the Local Plan Examination how they have 

complied with the Duty to Co-operate. If another authority or partner agency will not co-
operate, it does not mean a plan cannot be submitted for examination. However, it does 
mean that strong evidence would be needed on the efforts made to engage and reach 
agreement with that authority. The Duty to Co-operate should be reflected in strategic policy 
outcomes and not simply be a process of consultation. 

 
4.3 Other bodies as prescribed by the Town and Country Planning (Local Planning) (England) 

Regulations 2012 are also covered by the Duty to Co-operate.  They are as follows:  
 

• Environment Agency; 

• Historic England; 

• Natural England; 

• Civil Aviation Authority; 

• Homes England; 

• Clinical commissioning groups established under section 14D of the National Health 
Service Act 2006; 

• National Health Service Commissioning Board; 

• Office of Rail Regulation; 

• Highway Authority; and 

• Marine Management Organisation. 
 
4.4  For the Ipswich Local Plan, a Duty to Co-operate Statement has been prepared alongside the 

Core Strategy Review and the Site Allocations and Policies (incorporating IP-One Area Action 
Plan) Development Plan Document Review. The Ipswich Strategic Planning Area is an area 
that has long been used for strategic planning purposes around Ipswich and consists of the 
Borough Council area plus a number of surrounding districts. The area covered by the ISPA 
Board is included in Chapter 8, Map 2.   

 
4.5 Work being undertaken through the Ipswich Strategic Planning Area Board includes joint 

evidence gathering and agreement on joint approaches to the scale and distribution of future 
growth, cross-boundary green infrastructure and strategic transport matters. Policies ISPA 1 
– 4 of the Core Strategy Review set out the Council’s policy approach to the Ipswich Strategic 
Planning Area. 
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CHAPTER 5: Ipswich - The Place 
 
Ipswich in context 
 
5.1 Ipswich is the county town of Suffolk and a major centre of population, economic activity and 

growth in the Eastern Region. It is a key centre in the New Anglia Local Enterprise Partnership 
region covering Norfolk and Suffolk. Map 1 below shows Ipswich in context. 

 
5.2 The Town performs a regional role in delivering growth and performing as a major employment, 

shopping and service centre, and a focus for transportation. There is, in Ipswich, also an ongoing 
need for regeneration to address pockets of deprivation in some of the disadvantaged and 
physically more run down areas of the Town.  

 
5.3 Deprivation issues are the result of different combinations of factors that may include higher than 

average proportions of elderly residents, high unemployment, lower-than average skill level, 
income deprivation or crime. For example, unemployment in Ipswich is higher than that for the 
eastern region as a whole and the national average, while areas with higher than average 
pensioner households have implications for the future distribution of health and social care. 

 
MAP 1 – Ipswich in its sub-regional context  
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Ipswich the Town 
 
5.4 As an engine of growth for the East of England, Ipswich has a thriving commercial sector, ICT 

sector linked to Adastral Park, business and financial services sector and a significant port.  It is 
a centre for education, including the University of Suffolk on the Waterfront, which offers a 
programme of teaching and research in key sectors. Ipswich also provides a wide range of 
cultural, sporting and retail provision, which serves the needs of the sub-region. The Town has 
a diverse and multicultural population and is one of the fastest growing urban centres in the 
UK. 

 
5.5 Ipswich is developing dynamically and prosperously and has strong prospects for growth.  Finance, 

IT and business activities account for one quarter of the workforce, with a similar proportion for 
distribution, hotels and restaurants, the latter demonstrating the role of Ipswich in sub-regional 
tourism and the strong night-time economy. This growth is supported at a central, sub-regional and 
local government level, enabling Ipswich to develop while acknowledging the sense of place 
established by many historic buildings and areas and its large landscaped parks. Partners have 
agreed a Greater Ipswich City Deal with the Government with a focus on tackling skills levels 
and low wages.   

 
5.6 The Town is well connected in the transport network. Train services provide access to London in 

just over an hour and links to Norwich, Cambridge and Peterborough, but the network also serves 
the East Coast and Felixstowe, all essential routes for containerised freight. Ipswich is also closely 
connected to the trunk road network with the A12 giving access to London, the M25 and Stansted 
Airport and the A14 linking the Midlands and the Port of Felixstowe. Nevertheless, there are 
congestion and capacity issues. 

 
5.7 Table 1 below sets out some of the town’s vital statistics: 
 
Table 1 – Ipswich Statistics 
 

Population 117,200 (2001) 
133,384 (2011) 
136,400 (2014) 
137,500 (2018) (Nomis) 

Number of Economically 
Active People 

70,900 (79.6%) (April 2016 – March 2017)  
71,900 (81.8%) (April 2018 – March 2019) (Nomis) 

Number of Employed 
People 

67,600 (75.7%) (April 2016 – March 2017) 
69,700 (79.4%) (April 2018 – March 2019) (Nomis) 

Employment Sectors 
(employee jobs) (Nomis 
2017) 

Mining and Quarrying  0 (0.0%) 

Manufacturing 2,050 (3.5%) 

Electricity, Gas, Steam and Air 
Conditioning Supply 

1, 500 (2.1%) 

Water Supply 200 (0.3%) 

Construction 3,000 (4.2%) 

Wholesale and Retail  11,000 (15.5%) 

Transportation and Storage 4,500 (6.3%) 

Accommodation and Food 
Service activities 

4,000 (5.6%) 
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Information and 
Communication  

2,000 (2.8%) 

Financial and Insurance 
Activities 

5,000 (7.0%) 

Real Estate Activities  900 (1.3%) 

Professional, Scientific and 
Technical Activities 

3,500 (4.9%) 

Administrative and Support 
Service Activities 

7,000 (9.9%) 

Public Administration and 
Defence 

5,000 (7.0%) 

Education 5,000 (7.0%) 

Human Health and Social Work 
Activities 

12,000 (16.9%) 

Arts, Entertainment and 
Recreation 

2,250 (3.2%) 

Other Service Activities 1,250 (1.8%) 

Number of Self-
Employed People 

8,400 (9.5%) (East 11.2%) (Great Britain 10.6%) (April 2016 – 
March 2017) 
9,200 (10.5%) (East 11.4%) (Great Britain 10.7%) (April 2018 – 
March 2019) (Nomis) 

Unemployment 3,600 (5%) (East 3.5%) (Great Britain 4.7%) (April 2016 – March 
2017) 
3,000 (4.1%) (East 3.4%) (Great Britain 4.1%) (April 2018 – 
March 2019) Nomis  

Number of Businesses 
(enterprises) 

3,865 (2016) 
4,070 (2018) Nomis 

Ethnic group (non-white 
British) 

11% (2011) Census 

Heritage Over 600 listed buildings, 15 conservation areas, 8 scheduled 
monuments and 3 registered parks, gardens and cemeteries.  

Average Annual House 
Building (2014 to 2019) 

317.2 dwellings per annum (including assisted living units)  

Average percentage of 
housing built on 
previously development 
land (2014 to 2019) 

82.3% 

 
5.8 Much of the recent development in the Town has been focused around four key central areas: 

the Waterfront; Portman Quarter; Town Centre; and Education Quarter. 
 
5.9 Ipswich Waterfront in the 19th Century was briefly the largest wet dock in England. Today, it is 

the location for the largest single regeneration project in the East of England and the focus of huge 
commercial, cultural and institutional investment such as the regional home for Dance East and 
the University of Suffolk. New buildings benefit from being immediately south of the Town 
Centre and connected to it by attractive historic streets. This investment has assisted in the 
provision of jobs, new housing and educational opportunities. 
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5.10 Progressive regeneration is creating space for a vibrant new cultural, residential, business and 
leisure area, complementing the existing marina facilities. Along the northern and eastern quays in 
particular former industrial uses and tall storage silos are being replaced with new architecture 
in a variety of styles and materials. Generally, the new buildings reflect a similar scale and do 
not detract from those parts of the historic core that extend down to the Waterfront. These 
strikingly scaled new buildings have largely created their own special character. 

 
5.11 The large scale regeneration of Ipswich Waterfront has also encouraged new interest from 

businesses. On the western bank of the river, Felaw Maltings and the IP-City business centre are 
both now in demand for their top quality business space, providing facilities for over 800 workers. 
On the Waterfront itself, one of the town’s largest legal practices has chosen to relocate its offices 
into one of the converted 19th Century industrial buildings adjacent to the historic Old Custom 
House. 

 
5.12 To the south-west of the central area, the Portman Quarter offers a further choice of 

employment and residential sites. This is already the location of headquarters for Ipswich 
Borough Council, Babergh and Mid Suffolk District Councils and Suffolk County Council as well as 
Suffolk Life, Ipswich Crown Courts, Ipswich Town Football Club, Birketts LLP and AXA Insurance 
among others. This location is well placed for further commercial and institutional uses because of 
its close proximity to the Town Centre, the Waterfront and Ipswich railway station. 

 
5.13 In April 2007 a town centre Business Improvement District (BID) was established, called 

Ipswich Central. The company has been established to manage the Town Centre in a new way and 
bring investment into the retail heart of Ipswich to benefit businesses, residents and visitors. 
Ipswich Central has the twin aims of promoting and managing the Town Centre.  Through the 
Ipswich Vision partnership project, it aims to work with stakeholders to create a successful 
County Town Centre.  

 
5.14 A particularly exciting development for Ipswich was the establishment in September 2007 of a 

new Education Quarter for the University Campus Suffolk, established on and closely related 
to the Waterfront. This area is the focus of more than £150m investment which brought a brand 
new campus to the centre of Ipswich in an innovative partnership between the University of 
Essex and University of East Anglia. Its landmark building on the Waterfront opened in 2008 
followed by Athena Hall, a student accommodation block in 2010 and the James Hehir building 
in 2011. In August 2016 the University gained independence as the University of Suffolk.  

 
5.15 The development of this new higher education establishment has also enabled the complete 

rebuilding of Ipswich's further education facility - Suffolk College. A £59m development of the 
Suffolk New College was completed in 2009. Both these new education facilities are key to 
improving and increasing the opportunities and choices for Ipswich. It is anticipated that these 
will spark further commercial, cultural and academic developments. 
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The Physical Development of Ipswich 
 
5.16 Ipswich is a large town of great historic 

and archaeological importance, with 
origins in the 7th Century. The town centre, 
by an accident of topography, retains the 
physical character of a much smaller 
market town. This is partly because the 
prevailing scale of the town centre is still 
predominantly that of its medieval and 
earlier origins - rarely exceeding four-
storeys in height - and partly because the 
town centre sits in a shallow drainage 
basin of the River Gipping with well 
landscaped Victorian developments and 
large parks which disguise the extent of 
modern development which extends 
beyond it, especially to the east. 

 
5.17 Although recent redevelopment of tall, 

late 19th and 20th Century industrial 
buildings around the Waterfront has 
emulated the height of these buildings, 
this has principally been confined to the 
area of the northern quays to the south 
of the historic core of the town centre. 

 
5.18 Historically, drainage constraints have 

inhibited development to the north of 
Ipswich and the character of the 
surrounding countryside infiltrates into 
the built-up area where Christchurch 
Park extends southward to the northern 
edge of the medieval core of the Town. 
The former tidal basin that became the 
19th Century Wet Dock also constrained 
the development of Ipswich with houses 
fanning out westward along the Gipping 
valley and over a largely flat plateau to the 
east. 
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5.19 These physical constraints and historical form of Ipswich have significant consequences for 
modern day traffic movement, particularly the location of Christchurch Park to the north of the 
medieval core and the Wet Dock and river to the south. All of these features are important to the 
character of Ipswich and as conservation areas, are also major protected heritage assets. They in 
effect, confine traffic to only three 'crossing- points': Colchester Road north of the park; Crown 
Street north of the core; and Star Lane - College Street/ Key Street north of the dock. Opportunities 
to radically change the traffic patterns within Ipswich are therefore significantly restricted by 
existing development and physical features. 

 
5.20 Beyond the inner Victorian suburbs, Ipswich has developed in the 20th Century through large 

scale, almost entirely two-storey inter-war and post war suburban development.  
 
Key challenges for Ipswich over the plan period  
 
5.21 Over the plan period to 2036 the issues and challenges mainly stem from how Ipswich can 

manage and gain best advantage from the significant growth that is taking place: 
 

• accommodating growth in a way that enhances Ipswich's character and unique sense of 
place, residents' quality of life and the town’s biodiversity; 

• strengthening the role of Ipswich Town Centre in response to ongoing changes to the way in 
which it serves Ipswich’s residents and visitors; 

• using regeneration opportunities to address deprivation, make places safer and create 
opportunities for all; 

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

• maintaining accessibility to goods and services in Ipswich including to those living outside its 
boundary; 

• retaining skilled workers and improving skills levels amongst the workforce; 

• protecting and supporting appropriately located industrial and business activity; 

• managing flood risk, increasing resilience and adapting to a changing climate; 

• ensuring that infrastructure provision keeps pace with growth and addressing gaps in access 
to fast broadband; and 

• supporting the completion of key regeneration priorities at the Waterfront.  
 
5.22 Table 2 below identifies a series of key issues which the Ipswich Local Plan seek to address 

where practicable as identified through the Sustainability Appraisal Scoping Report.        
 

Table 2 – Key Issues raised in the Sustainability Appraisal Scoping Report 
  

Key SA issue across Ipswich and 
Suffolk Coastal 

Ipswich Borough Specific Issues 

Population The need to 
reduce inequality 
and social 
exclusion 

• Ipswich scores worse than the Suffolk average 
against every indicator in the ‘Index of Multiple 
Deprivation Score’, except barriers to housing 
and services.   

• One in five children in Ipswich lives in poverty. 

• High comparative level of teenage pregnancy. 
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Key SA issue across Ipswich and 
Suffolk Coastal 

Ipswich Borough Specific Issues 

 Impact of changing 
demographics and 
migration trends 

• The Borough, compared to the rest of the county, 
has a higher number of children and a higher 
population of working age because of the 
availability of job opportunities. 

• Although there is an aging population, there is a 
trend to retire out to rural areas. 

• Ipswich expects to see more births than deaths 
across the decade, 2014-2024. 

Housing The need to 
ensure the 
delivery of a 
sustainable supply 
of housing 

• Limited land availability and large areas of 
protected land.  

• Over the last two years, house sales have fallen 
by 50% in Ipswich. 

 Ensuring the 
delivery of mix of 
housing types and 
tenures (including 
affordable 
housing) 

• Low comparative level of owner occupiers with 
no mortgage, higher socially rented stock and 
higher private rental sector. 

• Ipswich has the lowest house price to income 
ratio in the IHMA.  Homes cost on average 6.44 
times average income.  However, prices have 
risen significantly in the last few years and 
Ipswich has the highest affordable housing need. 

• Need to deliver a more diverse range of housing 
types. 

• The impact of a changing population on housing 
supply. Increased demand for specialist housing 
including student accommodation. 

Health and 
Wellbeing 

The need to 
ensure the 
delivery of health 
and social care 
provision in line 
with growth 

• Population is younger than the county, regional 
and national averages. 

• Requirement to retain and improve existing 
community health facilities and services and 
ensure the timely delivery of new facilities to 
meet needs arising from new development. 

 The need to 
address health 
inequalities and 
public health 

• Gypsies and Travellers experience some of the 
worst health in all BME groups.  

• Ipswich has proportionally more 0-5 year olds 
than other districts. 

 Promoting healthy 
lifestyles 

• Ipswich has the lowest levels of physical activity 
in the region. 

 Crime rates and 
anti-social 
behaviour 

• Ipswich has the highest number of criminal 
offences committed in the IHMA. 

• Addressing fear of crime. 

Education The need to 
ensure the 
delivery of 
education 

• Insufficient primary and secondary capacity in 
some areas of the Borough.   
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Key SA issue across Ipswich and 
Suffolk Coastal 

Ipswich Borough Specific Issues 

provision in line 
with growth 

 The need to 
ensure 
appropriate skills 
to match future 
employment 
needs 

• Overall in comparison with the rest of the region 
and Britain, Ipswich had lower levels of qualified 
people at all levels in 2015.  

Water Managing water 
resources and 
water quality 

• There are a number of Groundwater Source 
Protection Zones in Ipswich. 

• High number of existing groundwater and surface 
water Nitrate Vulnerable Zones. 

 The timely 
provision of new 
water services 
infrastructure in 
line with growth 

• The timely provision of new water services 
infrastructure in line with growth.  

Air Improving air 
quality 

• Congestion at various locations in the town 
centre and associated air quality issues. 

• There are currently four Air Quality Management 
Areas in Ipswich. 

 The requirement 
for clean vehicle 
infrastructure to 
encourage uptake 
of technologies 

• The requirement for clean vehicle infrastructure 
to encourage uptake of technologies.   

Material 
Assets 
(including soil 
and waste) 

The need to 
maintain and/or 
enhance soil 
quality 

• The need to remediate contaminated sites and 
avoid contamination.  

• Very little high quality agricultural land 
remaining. 

 The need to 
manage waste 
arisings in 
accordance with 
the waste 
hierarchy 

• The need to manage waste arisings in accordance 
with the waste hierarchy.  

 The need to 
encourage 
development on 
previously 
developed land 
and/or make use 
of existing 
buildings and 
infrastructure 

• The average percentage of housing built on 
previously developed land in Ipswich from 
2001/02 to 2013/14 was 92.9%. In 2017/18, this 
had increased to 96.5%. 
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Key SA issue across Ipswich and 
Suffolk Coastal 

Ipswich Borough Specific Issues 

 The need to 
protect and 
enhance sites 
designated for 
their geological 
interest 

• The need to protect and enhance sites 
designated for their geological interest.  

Climatic 
Change, 
Flooding and 
the Coast and 
Estuaries 

The need to 
ensure that the 
built environment 
adapts to the 
impact of climate 
change and 
extreme weather 
events 

• The need to increase renewable energy provision 
and deliver carbon neutral development. 

• The need to ensure sustainable construction 
techniques and green infrastructure are 
employed to mitigate climate change and 
address fuel poverty. 

 The need to 
address pluvial, 
fluvial and coastal 
flood risk 

• Ipswich has a Flood Defence Management 
Strategy including a tidal surge barrier which has 
been built.   

• In addition, as part of the Local Plan, a refresh is 
being prepared of the Ipswich Strategic Flood 
Risk Assessment (SFRA). 

 The need to 
manage pressure 
on protected sites 

• Large areas protected for species and habitat 
value which come under pressure from increased 
recreational and tourist activity.  

Biodiversity The need to 
conserve and 
enhance 
biodiversity 
(including sites 
designated for 
their nature 
conservation 
value) 

• Numerous protected species, habitats and sites 
across the Borough and pressures on climate 
biodiversity arising from climate change and 
urban development. 

• Need to extend and enhance the green 
infrastructure network across the whole IHMA. 

 

 The need to halt 
biodiversity net 
loss 

• High biodiversity value. 

Cultural 
Heritage 

Maintaining and 
enhancing 
designated and 
non-designated 
heritage and 
cultural assets 

• High number of heritage assets.   

Landscape The need to 
ensure the 
protection and 
enhancement of 
local 

• Managing development while protecting 
significant areas of environmental protection. 

• Delivering high quality design that respects local 
character. 
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Key SA issue across Ipswich and 
Suffolk Coastal 

Ipswich Borough Specific Issues 

distinctiveness and 
character 

 The need to 
manage pressure 
from new 
development on 
the Area of 
Outstanding 
Natural Beauty 
(AONB) 

• Some AONB areas in Ipswich.   

Economy The need to 
support and 
maintain a 
sustainable local 
economy 

• Competition for land from housing.  

• Full-time female workers earn a third less than 
full-time male workers in Ipswich. 

• Promoting growth in key employment sectors. 

 Enhancing town 
and service 
centres and their 
role 

• Changing nature of the high street, local and 
district centres and changing shopping habits. 

Transport 
and 
connectivity 

Reducing the need 
to travel 

• Co-location of services.  

 Encouraging the 
use of sustainable 
transport modes 

• Improving the walking and cycling environment, 
lack of integrated public transport and relatively 
cheap car parking.  

• Provision of adequate public transport 
infrastructure.   

Digital 
Infrastructure 

The need to realise 
opportunities for 
social inclusion 
through the 
provision of 
improved online 
services 

• Access to fast broadband and wifi across the 
town. 

• Unreliable mobile phone coverage in some areas.  

 The need to 
support the 
growth of the 
digital economy 

• Access to fast broadband and wifi across the 
town. 
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CHAPTER 6: Vision and Objectives 
 
Introduction 
 
6.1 It is vital that the Ipswich Local Plan is led by a vision and a series of objectives that link 

appropriately to wider aims for the Borough and beyond.  
 
6.2 It is also important that the vision and objectives are specific to Ipswich and are not entirely bland 

statements that would be suitable for any urban area in the country. 
 
6.3 The Core Strategy is central to this process and should provide a strategic vision and strategic 

objectives that the rest of this document and others within the Local Plan should be in conformity 
with. Part D sets some targets for measuring the success of the suggested objectives. 

 
6.4 The rest of this chapter is divided into three sections: the Vision, the Objectives and the Spatial 

Strategy. 
 
6.5 With regard to the Objectives, there is a clear inter-relationship between them and many of the 

policies in Chapter 8 of this document. This inter-relationship is explained where appropriate within 
Chapter 8. 
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THE VISION 

 

 
6.6 Our Vision is to improve the quality of life, health and well-being for all who live in, work in, learn 

in, play in and visit Ipswich, by supporting growth and ensuring that development happens in a 
sustainable manner so that the amenities enjoyed by local people are 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 Quarter will 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, flexible 
Grade 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 high-quality 
public transport network. The Town Centre will be inclusive, addressing the 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 communities. 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 Borough and 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 Area supported 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 users. Future 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 their use by people and wildlife.  The Town’s tree 
canopy will be extended and opportunities taken to enhance biodiversity and adapt to climate 
change. The Town’s built, natural and historic environments will be conserved and enhanced, 
and growth will respect the character and distinctiveness of neighbourhoods within Ipswich.  
 
The Ipswich 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. 
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THE OBJECTIVES 

 

 
6.7 The following twelve strategic objectives will guide the Local Plan.   
 

1. STRATEGIC WORKING - To work with other local authorities in the Ipswich Strategic Planning 
Area and with community partners to ensure a coordinated approach to planning and 
development.  

 
2. GROWTH - At least (a)  8,280 new dwellings shall be provided to meet the needs of Ipswich within 

the Housing Market Area between 2018 and 2036 in a manner that addresses identified local 
housing needs and provides a decent home for everyone, with 31% at the Ipswich Garden Suburb, 
30% at the northern end of Humber Doucy Lane and 15% in the remainder of the Borough being 
affordable homes; and (b) approximately 9,500 additional jobs shall be provided in Ipswich to 
support growth in the Ipswich Strategic Planning Area between 2018 and 2036.  

 
3. THE DISTRIBUTION OF DEVELOPMENT - The development of the Borough should be focused 

primarily within the central Ipswich ‘IP-One’ Area, Ipswich Garden Suburb, the Northern End 
of Humber Doucy Lane and within and adjacent to identified district centres (these areas are 
identified on the key diagram).  

 
4. SUSTAINABLE DEVELOPMENT - Development must be sustainable, environmentally friendly and 

resilient to the effects of climate change.  
 

5. AIR QUALITY AND CLIMATE CHANGE - Every development should contribute to the aim of reducing 
Ipswich's carbon emissions below 2004 levels.  

 
6. TRANSPORT AND CONNECTIVITY - To improve accessibility to and the convenience of all 

forms of transport and achieve significant modal shift from the car to more sustainable modes 
through local initiatives. This will: (a) promote choice and better health; (b) facilitate 
sustainable growth, development and regeneration; (c) improve integration, accessibility 
and connectivity; and (d) promote green infrastructure as alternative ‘green’ non-vehicular 
access around the town and urban greening of existing routes. Specifically: 

 
• Significant improvements should take place to the accessibility to and between the 

three key nodes of: the Railway Station (including the wider Portman Quarter 
environment), the Waterfront (and particularly the Education Quarter) and the Central 
Shopping Area; 

• Additional east-west 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 some central road space;  

• Comprehensive, integrated cycle routes should be provided; and 
• Ipswich Borough Council aspires to an enhanced public transport system.  

 
7. RETAIL AND CULTURAL OFFER – To enhance the vitality and viability of the Town Centre and 

District Centres in response to changing consumer habits.  
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8. DESIGN AND HERITAGE - A 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.  

 
9. NATURAL ENVIRONMENT – To protect and enhance high quality, accessible strategic and 

local open spaces rich in biodiversity and geodiversity for people to visit and use.  
 

10. COMMUNITY FACILITIES AND INFRASTRUCTURE – To retain, improve and provide high quality and 
sustainable education facilities, health facilities, and sports and cultural facilities and other key 
elements of community infrastructure in locations accessible by sustainable means and in time to 
meet local demand.  

 
11. INEQUALITY – To tackle deprivation and inequalities across the Town and create a safer more 

cohesive Town.  
 

12. DIGITAL INFRASTRUCTURE – To improve digital infrastructure provision. 
 
Spatial Strategy - How will the vision and objectives be achieved? 
 
6.8 The spatial approach to delivering sustainable growth in Ipswich is to pursue a strategy of urban 

renaissance in central Ipswich (Policy CS2). This continues a well established approach in the 
Borough that has seen a transformation of the Ipswich Waterfront, and the beginnings of 
change to a more vibrant mixed use area in the Portman Quarter. It offers the most sustainable 
way to accommodate growth in Ipswich, because: 

 

• it makes the best use of previously developed land; 

• it places new residents in close proximity to jobs, shops, leisure and cultural facilities and 
public transport nodes, to support sustainable lifestyles; 

• it regenerates some of the more run down areas that surround the historic core; 

• it enhances the vitality and vibrancy of the central area, reinforcing its role as a county town 
and regional centre;  

• it addresses social needs by tackling issues of social and economic deprivation; and 

• It recognises the need for lower density family housing. 
 
6.9 The strategy also reflects Ipswich's role as the County Town, to help address issues of social and 

economic deprivation and in places a poor quality physical environment and social infrastructure. 
 
6.10 Focusing development into central Ipswich will contribute to tackling issues of deprivation and 

improving social inclusion, for example through locating jobs and services where they will be 
most accessible. In pursuing the strategy, the Council will work with community partnerships to 
ensure that the benefits of growth reach deprived neighbourhoods. There are already examples 
of such joint working in existence, through initiatives such as ActivLives. 

 
6.11 Much of the central area of Ipswich alongside the river is classified by the Environment Agency as 

Flood Risk Zones 2 and 3. National policy (National Planning Policy Framework) requires a 
sequential approach to the location of development such that Flood Zones 2 and 3 are avoided 
if there are viable alternatives. In exceptional circumstances,  'more vulnerable' development, 
such as housing or education development in Flood Zones 2 and 3 may be possible, if ‘within the 
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site, the most vulnerable development is located in areas of lowest flood risk unless there are 
overriding reasons to prefer a different location; and development is appropriately flood 
resilient and resistant; the development incorporates sustainable drainage systems unless 
there is clear evidence that this would be inappropriate; any residual risk can be safely 
managed; and safe access and escape routes are included where appropriate, as part of an 
agreed emergency plan.  

 
6.12 Ipswich is constrained by its tightly drawn Borough boundary. The Borough has already 

accommodated significant post-war growth such that there are few opportunities for further 
expansion at the periphery.  Thus, as well as the need for urban regeneration in central 
Ipswich, there is no realistic alternative to locating some development in Flood Zone 3. 

 
6.13 There is an agreed Ipswich Flood Defence Management Strategy in place and work to replace and 

raise the height of the floodgates in the Wet Dock lock is now complete.  
 
6.14 The flood defence strategy will reduce flood risk significantly. However the residual risks 

resulting from the possibility of overtopping, breach or failure of gates or walls need to be 
considered. All development needs to be safe and when ‘more vulnerable’ developments need 
to be sited in Flood Zone 3a, they should pass the sequential and exception tests described in 
the NPPF. An update of the Council’s Level 2 Strategic Flood Risk Assessment (SFRA) was 
commenced in 2019. The SFRA is a living document which will be subject to periodic review and 
update to reflect new modelling data.  An updated SFRA was published in October 2020 to reflect 
new River Gipping Model data. The SFRA provides guidance on residual tidal flood risk and actual 
fluvial flood risk in Ipswich. The SFRA also makes recommendations for the framework for safe 
development. The safety framework is detailed in the Council’s Development and Flood Risk SPD 
(September 2013, updated 2016) which is to be updated again in response to the changes in flood 
risk information resulting from the Environment Agency’s Gipping Model and includes 
requirements for: 

 

• structural safety of buildings; 

• emergency plans for actions by emergency responders; 

• emergency plans for evacuation and flood warning arrangements for users of buildings; 

• temporary refuges; 

• safe emergency access for Fire & Rescue Service; 

• safe access/escape routes for building users; 

• raised floor levels; and 

• flood resilience measures. 
 
6.15 Thus, a significant number of Ipswich’s new homes will be provided within central Ipswich 

through sites identified in the Site Allocations and Policies (incorporating IP-One Area Action Plan) 
Development Plan Document Review. As a secondary source of sites, land in the remainder of the 
urban area has also been identified, where possible located so as to provide ready accessibility for 
residents to existing Local or District Centres. Alongside the focus on the central area, the 
delivery of a significant number of homes through a sustainable urban extension on greenfield 
land at the Ipswich Garden Suburb will also occur during the plan period (see Policy CS10).  A  cross-
border allocation for development (within Ipswich Borough and Suffolk Coastal Local Plan area) is also 
allocated for housing delivery, appropriately phased with the delivery of the Ipswich Garden Suburb and 
its associated infrastructure, located in north-east Ipswich at the northern end of Humber Doucy Lane 
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and Tuddenham Road. This allocation will be jointly master planned with East Suffolk Council which has 
allocated land adjoining the Ipswich Borough boundary adjacent to the allocation within the Borough. 
This joint approach will help enable land within Ipswich Borough to come forward for housing. 

 
6.16 Ipswich is a regional town centre. Through the Local Plan, the Council will: 
 

• amend the Central Shopping Area boundary to provide for improved retail offer (sites for new 
retail development are allocated through the Site Allocations and Policies (incorporating IP-
One Area Action Plan) Development Plan Document Review); 

• define the Town Centre boundary and identify within it, employment areas and sites for 
offices, hotels, and commercial leisure uses (again, sites are identified in the Site Allocations 
and Policies (incorporating IP-One Area Action Plan) Development Plan Document Review); 

• support the growth of the University of Suffolk and Suffolk New College, e.g. by protecting the 
Education Quarter land and buildings for linked uses; and 

• support cultural and leisure facilities in the centre to attract visitors into the centre. 
 
6.17 In July 2015 a non-statutory document entitled ‘The Vision for Ipswich: East Anglia’s Waterfront 

Town’ was published by the following partners: the University of Suffolk; New Anglia Local 
Enterprise Partnership; Suffolk County Council; Ipswich Central; Ipswich Borough Council; Ben 
Gummer MP; and the Ipswich Chamber of Commerce. This Vision brings together the aspirations 
of the partners on a range of issues and identifies a series of actions for the next few years. Some 
of these are relevant to the Local Plan and others are not, because they relate to matters beyond 
the remit of the planning system (e.g. starting works on the I-Am Project around the Museum on 
High Street). The two documents (the statutory ‘Local Plan’ and the ‘Vision for Ipswich’) are 
considered to complement each other in a helpful way. 

 
6.18 Ipswich is a key economic driver in the wider sub-region. Whilst the Town Centre is the hub of 

office-based activity, retail and leisure activity, and offers the opportunity for clusters to develop 
around the University Campus, and Ipswich Port is a focus for storage and distribution linked to 
marine trade, land is needed across the Borough to enable the provision of a range of new jobs 
across employment growth sectors. The Core Strategy sets out an approach to protecting 
employment sites and employment areas across the Town to meet a variety of needs. 
Employment land allocations themselves will be made through the site-specific development plan 
document (see Core Strategy Policies CS13 and DM33, and Site Allocations Policies SP5 and SP30). 

 
6.19 The Core Strategy will also provide an opportunity to attract national and regional voluntary 

sector organisations to form a base in Ipswich, and promote the growth of social enterprise 
incubator units and voluntary sector activity. 

 
6.20 Although the Town Centre is the focus for regeneration, many of the Town's existing residents 

live in the suburbs. The Town Centre improvements will benefit those who use the centre, and 
efforts to encourage modal shift will support accessibility around the Borough by public 
transport, cycling and walking. In suburban neighbourhoods, benefits from growth could include 
additional jobs provided in the established employment areas, the provision of additional 
community facilities and urban greening. 
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CHAPTER 7: The Key Diagram  

 

7.1 A key diagram is an important part of the Core Strategy. It diagrammatically illustrates on a not-
to-scale map of the town, the spatial strategy set out within Chapter 6 of the document. 

 
7.2 The key diagram illustrates on a simple base map: 
 

(i) The IP-One Area Action Plan area and, within it, the Portman Quarter, Waterfront and 
Education Quarter (Policy CS3); 

 
(ii) Key development locations identified including the IP-One Area, the Central Shopping 

Area and the District and Local Centres (from Policy CS2); 
 

(iii) The approach to Ipswich Garden Suburb as the location of development to 2036 (from 
Policy CS10);  

 
(iv) The cross-border allocation for development, appropriately phased with the delivery of 

the Ipswich Garden Suburb and its associated infrastructure, proposed at the northern 
end of Humber Doucy Lane through Policy ISPA4; and 

 
(v) The ecological network, green corridor and green trail approach to strategic green 

infrastructure (Policy CS16). 
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Diagram 3 – The Ipswich Key Diagram 
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CHAPTER 8: The Spatial Strategy 

 
8.1 The development of a spatial strategy is a vital component of this document and is central to 

the Council's Local Plan. It will form the basic framework that will guide the contents of the rest of 
the Local Plan. 

 
8.2 This chapter is divided into seven sections. The first provides the sub-regional context for the 

planning of Ipswich, based on an approach across the Ipswich Strategic Planning Area.  Following this 
is a strategic spatial approach to the development of the town; the next four relate to the 
components of 'live, work, learn and play', and the final section relates to infrastructure to 
support growth and development. 

 
The Ipswich Strategic Planning Area 
 
8.3 Through this Local Plan, the ambition for Ipswich is to boost economic growth and housing delivery, 

to meet needs, unlock potential and support cohesive communities.  However, Ipswich as the county 
town sits within a wider area, which demonstrates strong functional relationships. This wider area 
includes Mid Suffolk and Babergh Districts and the former Suffolk Coastal District element of East 
Suffolk Council, which all border Ipswich. Evidence produced as part of the production of the Local 
Plan demonstrates that the four authorities together form the Ipswich Housing Market Area and the 
Ipswich Functional Economic Area. The area has strong connections in terms of travel to work 
patterns and housing and commercial markets.  The area is shown on the map below. 

 
8.4 The four authorities, along with Suffolk County Council, have a history of working together on strategic 

planning issues through the former Ipswich Policy Area Board (now the Ipswich Strategic Planning 
Area Board or ISPA Board). The ISPA Board provides a mechanism for the five authorities to develop, 
promote and deliver a vision for the Ipswich Strategic Planning Area and to co-operate on the 
preparation and monitoring of Local Plans and to share relevant evidence. This joint working is a 
fundamental part of planning in the area.  
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MAP 2 – Ipswich Strategic Planning Area 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
8.5 The Councils have worked together on evidence relating to housing and employment needs and 

landscape sensitivity and all authorities have recently published evidence relating to retail and 
commercial leisure needs. 

 
8.6 Under the 2011 Localism Act, local planning authorities are required to co-operate on strategic 

planning matters. The strategic planning matters within the Ipswich Strategic Planning Area cover a 
range of issues including housing need and distribution, provision of land to support economic growth 
and delivering green infrastructure. In recognition of these interdependencies, the authorities have 
closely aligned their timetables for the production of Local Plans. The policies in this section are based 
upon the recognised common strategic matters, and establish Ipswich Borough Council’s 
commitment to joint working.   

 
8.7 Joint or aligned approaches are also necessary to help Ipswich Borough meet future development 

needs, as the Borough is under-bounded.  This means that choices about directions for growth at the 
edge of the town within the Borough boundary are limited.  A cross boundary approach is the starting 
point to ensure that development required to meet local needs is provided in a planned and 
coordinated way, in the right locations, and creates successful places.  

 
8.8 The five ISPA authorities, in reflection of the changes to the National Planning Policy Framework, are 

working together on the production of a Statement of Common Ground to document the joint 
working and agreements in relation to strategic matters, which will evolve over the course of 
production of Local Plans. 
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Scale and location of growth 
 
8.9 On 24th July 2018, the Government published the revised National Planning Policy Framework. It 

introduced a standard method for calculating housing need based on the latest published household 
projections and applying an uplift based upon published ratios of median house prices to median 
workplace earnings (the ‘affordability ratio’).  This has since been updated in the 2019 NPPF and the 
subsequent Planning Practice Guidance (PPG), ‘Housing and Economic Needs Assessment (22 July 
2019) which provides detailed workings of the Government preferred method.  However, using the 
current standard method and based on the household projections published by the Government in 
September 2019 and the affordability ratio published by the Office for National Statistics in  March 
2020, the current figures equate to a need for 34,200 dwellings across the Housing Market Area to 
reflect the housing figures as calculated using the 2014-based household projections and the 2019 
affordability ratio published in March 2020.  Table 8.1 below shows the figures and, for comparison 
purposes, the housing need as identified through the Government’s Right Homes, Right Places 
consultation in 2017.   

 
8.10 The National Planning Policy Framework expects strategic policy-making authorities to follow the 

standard method in this guidance for assessing local housing need. The standard method uses a 
formula to identify the minimum number of homes expected to be planned for, in a way which 
addresses projected household growth and historic under-delivery.  

 
Table 8.1 – Objectively Assessed Housing Need across the Ipswich Housing Market Area based on the 
standard method  
 
  SHMA 

annual 
SHMA 
total 
(2014-
2036) 

Standard 
method 
annual 
(Sept 
2017) 

Standard 
method 
total 
(2016 – 
2036) 

Standard 
method 
annual 
(2016-
based)  

Standard 
method 
total 
(2016-
based) 
(2018-
2036) 

Standard 
method 
annual 
(2014-
based) 

Standard 
method 
total 
(2014-
based) 
(2018-
2036) 

Standard 
method 
annual 
(2014 
based,  
2019 
ratios) 

Standard 
method 
total 
(2014 
based,  
2019 
ratios, 
2018 – 
36) 

Babergh  355 7,820 439 8,780 420 7,560 420 7,560  416  7,488 

Ipswich 
 

519 11,420 442 8,840 479 8,622 445 8,010  460  8,280 

Mid 
Suffolk 

452 9,951 573 11,460 590 10,620 585 10,530  535  9,630 

Suffolk 
Coastal 

460 10,111 495 9,900 582 10,476 515 9,270  4892  8,802 

Total 1,786 39,302 1,949 38,980 2,071 37,278 1,965 35,370  1,900  34,200 

 
Note:  the Babergh figure of 420 p.a. includes the application of a cap on the uplift, as allowed for by 
the methodology. 
 
 

 
2 Following the creation of East Suffolk Council to replace the former Suffolk Coastal and Waveney District Councils from 
1st April 2019, the affordability ratios for 2019 (published in March 2020) are at the East Suffolk level. The East Suffolk 
affordability ratio is therefore used in this calculation. 
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8.11 The standard method forms an appropriate starting point for identifying a housing requirement. The 
starting point for each authority will be to meet their own needs within their own boundary. Policy 
CS7 sets out the housing requirement identified for Ipswich Borough and how it will be met. The ISPA 
Statement of Common Ground identifies circumstances that would trigger a Local Plan review in 
relation to any ISPA authority’s ability to meets its own housing need.  

 
8.12 The authorities also jointly commissioned a Gypsy, Traveller, Travelling Showpeople and Boat 

Dwellers Accommodation Needs Assessment (2017) which identified needs for Gypsy and Traveller 
provision as follows: 

 
Table 8.2 – Needs for Gypsy and Traveller accommodation in the IHMA 
 

 Needs for permanent Gypsy and 
Traveller pitches3 (2016 – 2036) 

Babergh 1 
Ipswich 27 
Mid Suffolk 9 – 30 
Suffolk Coastal  15 
IHMA 52 – 73 

 
8.13 The starting point for each authority will be to meet the needs within their own areas.  
 
8.14 The authorities jointly commissioned the production of the Employment Land Needs Assessment, 

and the subsequent Economic Area Sector Needs Assessment, to identify the needs of the different 
employment sectors and the associated land requirements. This evidence demonstrates that the area 
functions as one Functional Economic Area and that there are distinct economic geographies within 
the area namely: 

 

• Felixstowe / A14 corridor; 

• Wider Ipswich Market Area; 

• A140 corridor; and 

• Rural and agricultural. 
 
8.15 The baseline jobs growth and employment land requirements are as shown in Table 8.3 below. They 

have been adjusted from the study figures to update to a 2018 baseline for the Local Plan Review. It 
should be noted that the baseline jobs growth for Ipswich has been re-adjusted to reflect the 2017 
East of England Forecasting Model (EEFM), contrary to the 2016 EEFM used in the Preferred Options 
Local Plan and as adopted by the other IFEA authorities. This is because the 2017 EEFM identified a 
forecast jobs requirement of 9,318 jobs between 2018 – 2036, equivalent to a 40% reduction 
compared to the 2016 EEFM jobs forecast of 15,577 jobs. In contrast, the forecast jobs growth for the 
other authorities in the IFEA are not significantly affected by this update to the evidence base.   

 
 
 
 
 
 
 

 
3 A pitch is an area on a site developed for a family unit to live.  
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Table 8.3 – Baseline jobs growth and employment land requirements in the ISPA  
 
 Baseline jobs growth  

(2018-2036) 
Minimum employment 
land requirements (E(g), B2 
and B8 uses) (2018 – 2036) 

Babergh 2,970 2.3ha 
Ipswich 9,500 23.2ha 
Mid Suffolk 5,270 7.7ha 
Suffolk Coastal  6,500 11.7ha 
IFEA  24,060 44.9ha 

 
8.16      In respect of the employment land requirement, the ESNA makes clear that the 23.2ha figure is the 

minimum quantum of land that should be planned for. Ipswich is identified as a ‘travel to work’ area 
and a key employment centre for the wider area. The importance of the Borough in supporting 
economic growth and productivity in the wider sub-region is reflected in the New Anglia Local 
Enterprise Partnership Norfolk and Suffolk Economic Strategy (2017) and the Suffolk Growth 
Framework (2019). The Employment Land Supply Assessment (ELSA) also recognised that higher 
levels of employment growth could be achieved and that there is a need to plan for a range and choice 
of sites to meet the needs of different potential employers. Therefore, through Policy CS13, a positive 
approach is taken to facilitating employment provision above the minimum identified requirement 
and the Site Allocations DPD Review allocates a quantum of land greater than the minimum 
requirement.  

 
8.17  Evidence of needs for retail and commercial leisure has been produced for Ipswich and Suffolk 

Coastal, and for Babergh and Mid Suffolk. This evidence supports the continuing role of Ipswich as the 
county town and provides quantitative requirements for comparison shopping (non-food) and 
convenience shopping (food) over the plan period. Ipswich Borough Council commissioned an update 
of the retail element of this evidence base, the results of which informed Policy CS14.  

 

Policy ISPA1 Growth in the Ipswich Strategic Planning Area 
 
Ipswich will continue to play a key role in the economic growth of the Ipswich Strategic 
Planning Area (ISPA), whilst enhancing quality of life and protecting high quality 
environments. Over the period 2018-2036, the Ipswich Borough Council Local Plan will 
contribute to: 
 

a) The creation of at least 9,500 jobs through the provision of at least 23.2ha of 
employment land within Ipswich to contribute towards the Ipswich Functional 
Economic Area;  

 
b) The collective delivery of at least 34,200 dwellings across the Ipswich Housing 

Market Area 2018-36; and 
 

c) Supporting the continued role of Ipswich as County Town. 
 

The Council will work actively with the other local planning authorities in the ISPA and with 
Suffolk County Council to co-ordinate the delivery of development and in monitoring and 
reviewing evidence as necessary. 
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Infrastructure 
 
8.18 Within the Ipswich Strategic Planning Area there are aspirations towards the delivery of a number of 

key infrastructure projects, and in addition, there will be cross boundary infrastructure that is required 
as a result of growth planned within ISPA Local Plans.  

 
8.19 The provision of new and improved infrastructure is essential to ensure that the growth planned 

across the area is sustainable.  Planning for infrastructure across the area will include schools, 
sustainable transport measures, improvements to the A12 and A14, improvements to other parts of 
the road networks and the railways. In addition to infrastructure requirements directly linked to 
planned growth, there are other cross-boundary projects that would help to grow and improve the 
economy and quality of life for the area.  

 
8.20  A northern route around Ipswich to assist growth in the longer term, remains an ambition of the 

Borough for the future. Ipswich Borough Council resolved at the Executive Committee meeting of 3 
September 2019 to indicate a general support to the project from the Borough Council and to suggest 
a strong preference for the inner route. This support remains.  

 

Policy ISPA2 Strategic Infrastructure Priorities 
 
The Council will work with partners such as the other local planning authorities in the ISPA, 
Suffolk County Council, Clinical Commissioning Groups, utilities companies, Highways 
England and Network Rail in supporting and enabling the delivery of key strategic 
infrastructure, and in particular the timely delivery of: 
 

a) A12 improvements; 
 

b) A14 improvements; 
 

c) Sustainable transport measures in Ipswich; 
 

d) Improved cycle and walking routes; 
 

e) Appropriate education provision to meet needs resulting from growth; 
 

f) Appropriate health and leisure provision to meet needs resulting from growth; 
 

g) Appropriate provisions to meet the needs of the police; community cohesion and 
community safety; 

 
h) Green infrastructure and Suitable Alternative Natural Greenspace (SANG); 

 
i) Improvements to water supply, foul sewerage and sewage treatment capacity; and 

 
j) Provision of appropriate digital telecommunications to provide mobile, broadband 

and radio signal for residents and businesses. 
 
The Council also supports work to investigate the provision of increased capacity on railway 
lines for freight and passenger traffic, but these are not measures needed to enable the 
delivery of growth proposed through this Local Plan. 

 
 
 
 



 

42 

Protection of the environment 
 
8.21 Suffolk contains extensive areas of nationally and internationally protected landscapes and habitats. 

A particular issue is the need to ensure that new development does not result in harm to the integrity 
of internationally designated Special Protection Areas, Special Areas of Conservation, Ramsar sites 
and the Suffolk Coast and Heaths AONB. Strategic projects may require joint working by public bodies 
to ensure the requirements of the Birds and Habitats Directive are met.  

 
8.22 Local authorities in the ISPA have been working collectively on the Recreational Disturbance 

Avoidance and Mitigation Strategy (RAMS) to mitigate the pressure caused by new developments on 
these designated sites.  The partnership work, supported by Natural England, has established a 
strategy to identify European Sites and develop mitigation measures to counteract potential 
recreational impact upon them. This is supported by a Supplementary Planning Document, adopted 
by the Borough Council, that provides further details in respect of cost implications and subsequent 
implementation clarifying what is required from developers to mitigate any potential recreational 
impacts arising from their proposed new development. 

 
8.23 Many of the European designated sites cross administrative boundaries and experience visitor 

pressure from residents and visitors. The collaborative approach is therefore required to ensure that 
green infrastructure requirements are considered across the wider area in a consistent manner. 

 
 

Policy ISPA3: Cross-boundary mitigation of effects on Protected Habitats and Species 
 
The Council will continue to work with other authorities to address the requirements of the 
Recreational Disturbance Avoidance and Mitigation Strategy and implementation of 
mitigation measures for the benefit of the European protected sites across the Ipswich 
Strategic Planning Area.   
 
The Council will continue to work with other authorities over the plan period to ensure that 
the strategy and mitigation measures are kept under review in partnership with Natural 
England and other stakeholders. 

 

Delivering development at the Borough boundary 
 
8.24 The under-bounded nature of Ipswich Borough means that there is little open countryside remaining 

on the edge of the town.  The Council has reviewed these areas in order to comply with the NPPF and 
the commitment above to meet its own development needs as far as possible.  A Strategic Housing 
and Economic Land Availability Assessment is available alongside this Local Plan which identifies all 
land the Council has reviewed for potential development.   
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Policy ISPA4:  Cross Boundary Working to Deliver Sites 
 
Ipswich Borough Council will work with neighbouring authorities to master plan and deliver 
appropriate residential development and associated infrastructure on identified sites within the 
Borough but adjacent to the boundary where cross boundary work is needed to bring forward 
development in a coordinated and comprehensive manner.  
 
Land at the Northern end of Humber Doucy Lane (ISPA4.1) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
23.28ha of land at the northern end of Humber Doucy Lane, identified on the Policies Map as 
ISPA4.1, is allocated for 449 dwellings and associated infrastructure to come forward in 
conjunction with land allocated in Policy SCLP12.24 of the Suffolk Coastal Local Plan in East Suffolk 
as a cross boundary site. 60% of the site within Ipswich Borough is allocated for housing and 40% 
is allocated for secondary uses, comprising open space and other green and community 
infrastructure.  
 
Development will be planned and comprehensively delivered  through master planning of the site, 
including the allocation of land in East Suffolk, to be  undertaken jointly with East Suffolk Council  
and the landowner.   
 
Development will be expected to comply with the following criteria: 
 

a) Delivery of a high-quality design in compliance with Policy DM12, including at least 30% 
affordable housing (unless viability assessment shows otherwise) in accordance with 
Policies CS8 and CS12. The mix and tenure types of housing will be determined through the 
master planning process; 
 

b) Development must respect the maintenance of separation between Ipswich and 
surrounding settlements which is important to the character of the area. This should be 
achieved by the effective use of green infrastructure to create a transition between the 
new development/Ipswich urban edge and the more rural landscape character of East 
Suffolk; 
 

c) The settings of the grade II Listed Westerfield House Hotel, Allens House, Laceys 
Farmhouse, and the Garden Store north of Villa Farmhouse must be preserved or 
enhanced as part of any future development of the site. Development must also have 
regard to its impact on the significance of non-designated heritage assets identified in the  
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Heritage Impact Assessment (HIA) (September 2020). An archaeological assessment is also 
required. Any future planning applications will require an HIA demonstrating how the 
effects on heritage assets are taken into account and mitigated; 

 
d) A site specific Flood Risk Assessment will be required; 

 
e) Rows of trees covered by Tree Preservation Orders (TPOs) along the boundary with 

Westerfield House should be preserved unless there are overriding reasons for their 
removal; 
 

f) Current infrastructure requirements are as follows (subject to any additional infrastructure 
that may be identified as part of the planning application process): 
 

i. Primary school places and an early years setting to meet the need created by the 
development;  

 
ii. Replacement sports facilities if  required to comply with policy DM5, other open space in 

compliance with the Council’s Open Space Standards set out in Appendix 3 of the Core 
Strategy DPD and links to the Ipswich ‘green trail’ walking and cycling route around the edge 
of Ipswich; 

 
iii. A project level Habitat Regulations Assessment will be required and Suitable Alternative 

Natural Greenspace (SANGs); 
 

iv. Landscaping and development proposals must take account of the Ipswich Wildlife Audit 
(2019) recommendations for the site, contribute positively to the enhancement of strategic 
green infrastructure both on and off the site in its vicinity as appropriate, include a 10% 
biodiversity net gain, and provide a soft edge to the urban area where it meets the 
countryside; 

 
v. Transport measures including: 

• highway and junction improvements on Humber Doucy Lane and Tuddenham Road;  
• walking and cycling infrastructure to link the site to key social and economic 

destinations including the town centre, and local services and facilities; 
• public transport enhancements; and  
• appropriate transport mitigation measures that arise from demand created by the 

development, in line with the ISPA Transport Mitigation Strategy; 
 

vi. Development will need to be phased and delivered in coordination with the delivery of the 
Ipswich Garden Suburb to ensure sufficient primary school capacity is provided to meet 
demand generated from the strategic allocation at the northern end of Humber Doucy 
Lane; 

 
vii. The development will be triggered by the ability to provide the necessary primary school 

capacity on the Red House element of Ipswich Garden Suburb or an agreement between 
the landowner and Suffolk County Council, as the Education Authority, to provide a primary 
school on the Humber Doucy Lane development; 

 
viii. As part of the master planning work, the opportunity for the provision of convenience retail 

on site should be assessed in order to reduce travel demand, taking into account any effects 
on the viability of existing local retail facilities; and 

 
ix. A financial contribution to off-site healthcare facilities. 
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8.25 One area where a cross-border allocation for future development has been identified is the northern 
end of Humber Doucy Lane adjacent to Tuddenham Road, where land was promoted through the 
previous Local Plan Review and again through the call for sites process in 2017. The indicative 
development capacity of the land within the boundary of Ipswich Borough Council is 449 dwellings. 
In addition, the Suffolk Coastal Local Plan has allocated a site (SCLP12.24) on the East Suffolk side of 
the Ipswich boundary. It is essential that the two authorities work together to provide a 
comprehensive approach to the land as planned development. Policy ISPA 4 identifies the likely 
impacts of the development which would have to be mitigated in relation to demand arising from 
potential residents such as transport infrastructure and sustainable transport initiatives to create 
potential for a substantial modal shift change and green infrastructure. As part of the master plan 
work, consideration should be given to the opportunity to provide convenience retail facilities on site 
to serve new and existing residents. Financial contributions will be required towards off-site 
healthcare facilities and the overall package of sustainable transportation measures to be delivered 
through the implementation of the ISPA Transport Mitigation Strategy.  

 
8.26 The site is in close proximity to the Ipswich Garden Suburb (Policy CS10), a strategic allocation 

which is anticipated to deliver approximately 3,500 dwellings and other uses, including three 
new primary schools, largely over the course of the Local Plan period. Primary school capacity 
is a current constraint on development at Humber Doucy Lane coming forward, and it is 
anticipated that additional capacity can be provided through the planned new provision at the 
Ipswich Garden Suburb to ensure there is adequate provision for this development. This is 
anticipated to affect the timing of development coming forward. 

 
8.27 Development of this allocation will be required to deliver high quality design, which sensitively 

addresses adjacent countryside, biodiversity and existing dwellings. The development should also 
seek to preserve and enhance the setting and significance of Westerfield House and the Listed 
Buildings to the north and east of the site, including Allens House, Laceys Farmhouse, and the Garden 
Store north of Villa Farmhouse.  The HIA (September 2020) discusses the sensitivity of the area and 
makes recommendations about how to bring forward development with regard to the sensitivity of 
the historic landscape. It also identifies a number of non-designated heritage assets which 
development must also have regard to in terms of impact on significance. Where possible, existing 
hedges onto Humber Doucy Lane shall be preserved and protected during the development process 
as applicable. Any subsequent planning application will require a full Heritage Impact Assessment. 

 
8.28 These large greenfield areas have not been previously systematically investigated for archaeological 

remains. Archaeological evaluation should be undertaken to inform planning applications, comprising 
a combination of desk-based assessment, geo-physical survey and an appropriate level of trial 
trenched archaeological evaluation (see character zone 2c in the Archaeology and Development SPD), 
in consultation with Suffolk County Archaeology. 

 
8.29 Biodiversity will need to be preserved and must incorporate net gain. The Ipswich Wildlife Audit 

(2019) provides further information on ecological surveys that will be required, as well as 
recommendations for how biodiversity net gain can be incorporated into the new development, 
unless other means of biodiversity enhancement are appropriate. There are rows of Tree 
Preservation Orders (TPOs) along the boundary with Westerfield House that will need to be preserved 
and protected during construction unless there are overriding reasons for their removal. 
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8.30 A concentration of housing in this location is likely to require a bespoke Suitable Alternative Natural 
Greenspace (SANG) in addition to contributions towards the Recreation Avoidance Mitigation 
Strategy, to function as an alternative to the coast. As proposals for the site progress, consideration 
should be given to how the nearby SANG being delivered as part of the Ipswich Garden Suburb and 
wider footpath network, may be linked to any new SANG provision. 

 
8.31 The site allocation at the northern end of Humber Doucy Lane is located at the edge of Ipswich 

approximately 3.5km from the town centre. Sustainable transport connections will be key to 
providing linkage to employment and other opportunities. In addition, as part of the transport 
mitigation measures required for the development of the site, it is essential that significant modal shift 
is delivered through strong travel plans and other sustainable measures.  

 
8.32 The Council will outline expected infrastructure provision of both green infrastructure and built 

infrastructure required as part of the joint agreed master planning process to the cross-border 
Humber Doucy Lane sites. The Whole Plan Viability Assessment for the Local Plan identifies that this 
area of land falls within a high value zone and indicates that approximately 30% affordable housing 
could be achieved on this greenfield development. This level of affordable housing also broadly aligns 
with the Suffolk Coastal Local Plan affordable housing requirement of 33%.  

 
8.33 The above Policies ISPA1 to ISPA4 replace the previous Policy CS6 The Ipswich Policy Area. 
 
A STRATEGIC SPATIAL APPROACH TO THE DEVELOPMENT OF THE TOWN 
 
8.34 This section sets out five strategic issues that will form the central component of the Ipswich 

spatial strategy, to explain how and where growth is to be accommodated in order to deliver the 
Ipswich vision. These issues strongly influence the development of the content of the themed 
(live, work, learn and play) components of this Core Strategy and from there all the other 
components of the Local Plan.  

 
8.35     Five issues are addressed below. They are: 

 
POLICY CS1: 
Sustainable Development  
 
POLICY CS2: 
The Location and Nature of Development 
 
POLICY CS3: 
IP-One Area Action Plan 
 
POLICY CS4: 
Protecting our Assets 
 
POLICY CS5: 
Improving Accessibility 
 
POLICY CS6: 
The Ipswich Policy Area (policy deleted) 
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Sustainable Development 
 
8.36 Achieving more genuinely sustainable development in delivering growth is the key policy thrust of 

the plan. Sustainability considerations are diverse and need to be prioritised in all decisions 
relating to the location, form and design of development. 
 

8.37 In the following policies, Policy CS1 Sustainable Development covers the key areas of climate 
change and the presumption in favour of sustainable development; and Policy CS4 Protecting our 
Assets covers the conservation of the built and natural environment and the use of natural 
resources. 
 

8.38 Policies CS2 The Location and Nature of Development and CS5 Improving Accessibility set out 
the approach to locating development so as to maximise sustainable travel opportunities and to 
use land efficiently, taking into account existing and future flood risks. 
 

8.39 The social and economic objectives of sustainable development are covered in subsequent 
policies relating to housing provision (see the 'Live' section) and employment provision (see the 
'Work' section). 
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POLICY CS1: 
Sustainable Development 

 
8.40 Achieving sustainable development is the fundamental purpose of the planning system as 

defined through the National Planning Policy Framework and lies at the heart of the vision and 
objectives set out earlier in this plan.  Sustainable development means meeting economic, social 
and environmental objectives in mutually supportive ways. The starting point for considering 
sustainable development is tackling climate change, because of the scale of the threat and the 
potential severity of its effects on ecosystems and human existence. It is required by national 
policy and it is also in the direct interests of a town with a central area situated on low-lying 
land on an estuary subject to tidal flooding.   

 
8.41 The Council will plan positively for growth to meet objectively assessed needs and provide a 

flexible framework which can respond to rapid change.  
 

POLICY CS1: SUSTAINABLE DEVELOPMENT 
 
In Ipswich a comprehensive approach will be taken to tackling climate change and its 
implications through the policies of this plan.  In particular, developers should address the 
requirements set out in Local Plan Policies: CS2(h); CS5; CS16; DM1; DM2; DM4; DM5; DM6; 
DM9; DM12; and DM21 in order to comply with Objective 4 of the Core Strategy. 
 
When considering development proposals, the Council will take a positive approach that reflects 
the presumption in favour of sustainable development contained in the National Planning Policy 
Framework.  It will always work proactively and jointly with applicants to find solutions which 
mean that proposals can be approved wherever possible, and to secure development that 
improves the economic, social and environmental conditions in the area. 
 
Planning applications that accord with the policies in this Local Plan (and, where relevant, with 
policies in neighbourhood plans) will be approved without delay, unless material considerations 
indicate otherwise. 

 
8.42 The NPPF sets out the Government’s approach to achieving sustainable development.  Within it,  

paragraph 11 sets out the presumption in favour of sustainable development.  The plan complies 
with the NPPF by setting out a framework of policies and proposals which plan positively for 
growth to meet the town’s objectively assessed needs, whilst protecting areas and assets of 
particular importance.  When considering development proposals, the Council will take a positive 
approach, supporting the presumption in favour of sustainable development except where 
proposals would compromise that presumption, as contained within the policies of the Local Plan 
and the National Planning Policy Framework. 
 

8.43 The Local Plan needs to plan positively for development within the context of a changing climate.   
The NPPF requires the planning system to support the transition to a low carbon future and take   
a proactive approach to mitigating and adapting to climate change. There are many ways in 
which the Ipswich Local Plan can help to tackle climate change and ensure that Ipswich in 2036 
will be more resilient to its effects. The current UK Climate Projections (UKCP18) forecast that 
the UK will continue to warm in future and more so in the summer than winter. The modelling 
shows an increased chance of milder, wetter winters and hotter, drier summers, along with an 
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increase in the frequency and intensity of extremes. Sea level rise in London by 2100 is predicted 
to be 0.29-0.70m under a low emission scenario, and 0.53-1.15m under a high emission scenario. 
Planning responses include reducing greenhouse emissions from travel and buildings, addressing 
flood risk in locating and designing development, supporting the development of renewable and 
low carbon energy capacity, requiring sustainable drainage where appropriate and greening the 
town to provide shade and intercept heavy rainfall.  

 
8.44 Policy DM1 in Part C of this document provides more detail as to how sustainable buildings can be 

delivered in Ipswich through the standards for energy and water use for residential development, 
and BREEAM ratings for non-residential development. The Plan is not prescriptive about how 
developers should achieve these targets. There is a significant amount of existing advice available 
about sustainable construction4.  

 
8.45 The Planning and Energy Act 2008 allows local planning authorities to adopt policies which require 

developers to meet a proportion of their energy requirements from renewable or low carbon 
sources, and this is taken forward through Policy DM2.  The National Planning Policy Framework 
requires local planning authorities to support the move to a low carbon future and when setting 
any local requirements for a building’s sustainability, to do so in a way consistent with the 
Government’s zero carbon buildings policy and adopted nationally described standards.  

 
8.46 Many buildings in Ipswich are at risk of flooding, some from tidal surges, some from fluvial 

flooding and some from heavy rain. This risk will continue to grow as a result of rising sea levels 
and increasingly heavy rainstorms that can overwhelm drainage systems and cause localised 
flooding unless mitigation measures are implemented. At the strategic scale, tidal flood risk has 
been addressed through the effective completion of the Ipswich Flood Defence scheme.  However, 
developments located within the flood plain will still need to address residual risk in accordance 
with the National Planning Policy Framework (e.g. the risk of defences failing) and will also need 
to address fluvial risk which may increase over a development’s lifetime. Managing surface water 
run-off is also important. SuDS, rainwater harvesting, storage and where appropriate the use of 
green roofs or water from local land drainage will be required wherever practical. Such 
approaches shall be particularly mindful of relevant ecological networks. New buildings need to be 
more adaptable and resilient to climate change effects in future. This is taken forward through 
Policy DM4. 
 

8.47 Ipswich Borough Council and Suffolk Coastal District Council (now East Suffolk Council) published 
a cross boundary Water Cycle Study in January 2019.  The study provides a high level assessment 
of water resources and supply infrastructure; waste water treatment, water quality and sewage; 
and flood risk. Ipswich is within an area of serious water stress and water companies will need to 
address a forecast deficit in the supply demand balance in the long term.  In the medium to long 
term, Anglian Water has accounted for sufficient growth so as not to constrain development.  In 
the short term, the phasing of new development needs to be appropriate so that it can be 
accommodated within the forecast supply demand balance and ties in with infrastructure 
upgrade timescales.  Local Plans also need to support water efficient design. The study does not 
identify a need for additional wastewater recycling centre capacity in Ipswich.  On flood risk, it 
concludes that an updated Strategic Flood Risk Assessment is needed to model the boundaries of 
Flood Zones 3a and b; drainage strategies should be prepared for all sites; and the sequential and 
exception tests need to be applied to all sites in flood zones 2 and 3. The Council’s Strategic Flood 

 
4 Examples include By Design, CABE Building for Life 
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Risk Assessment 2011 has been substantially updated. It is a living document and will be subject 
to periodic review and update to reflect new modelling data as this becomes available. The 
approach to flood risk and water infrastructure is addressed through Policies CS17 and CS18, and 
DM4.  Further guidance is contained in the Development and Flood Risk Supplementary Planning 
Document 2016, which is also subject to review. 

 
8.48 The Ipswich Surface Water Management Plan was produced in 2012 and is currently under 

review. The action plan includes measures to reduce flooding, manage the consequences of 
flooding, or prevent increased flooding, for example by preventing obstruction of flood paths.  It 
focuses on four catchments:  London Road to Lavenham Road and Hadleigh Road, Ancaster Road/ 
Burrell Road, Lovetofts Drive to Lagonda Drive, and Worsley Close/ Ellenbrook Green. The 
resulting action plan proposes measures for alleviating flooding in these four areas and suggests 
ways to reduce the effects of ‘urban creep’ (paving of gardens, small extensions, etc.). Actions 
included the implementation of retrofit sustainable drainage systems, and maintenance such as 
gully clearing. Policy DM4 addresses drainage within new developments and includes a 
requirement not to increase the risk of all forms of flooding. 

 
8.49 Trees, woods and canopy cover as a whole can provide part of the solution to limiting climate 

change, and to helping society to adapt to the changes that we all face. On a global scale, we must 
protect and manage the canopy cover we already have as well as planting new canopy cover to 
“mitigate” climate change. CABE Space - ‘The benefits of urban trees’ states a 10% increase in 
green cover can potentially eliminate the effects of climate change on increasing surface 
temperatures. Forestry commission scientists also state a 4% increase of UK land planted with 
new woodlands over 40 years could be locking up 10% of the nation’s predicted greenhouse gas 
emissions by the 2050s.  
 

8.50 There can be a multitude of benefits: for the climate, for people and for wildlife. Wood is a smart  
choice - timber is renewable and can replace other materials that require much larger fossil fuel 
inputs for their production. It can also replace fossil fuels directly in the form of renewable energy, 
or wood fuel. Trees can help Ipswich to adapt to a changing climate by intercepting rain in heavy 
rainstorms and to help alleviate flooding, moderate local microclimates – urban areas with trees 
are cooler in summer and warmer in winter, and help tackle the urban heat island effect, as well 
as creating a valuable wildlife habitat. The Council aims to help the Borough’s canopy cover to 
adapt and become resilient to the changing climate. Canopy cover and arboriculture can be an 
important and attractive part of the solution in Ipswich and this is taken forward through Policy 
DM9. 

 
8.51 Trees are important in helping to keep rivers cool and therefore improving the state of the river  

for biodiversity. By providing shade, trees are able to moderate the extremes in water 
temperature which can be detrimental to fish spawning. Their underwater root systems provide 
valuable habitat to fish and invertebrates whilst stabilising the banks. Shading can also be helpful 
in the control of aquatic vegetation as well as bringing benefits for people.  This is taken forward 
through Policy DM10 Green Corridors. 
 

8.52 Green spaces and functioning ecosystems help in adapting to the extremes of climate change. 
Green areas in the Borough have less of a heat island effect than built-up areas providing 
opportunities for people to keep cool in hot weather. Green spaces also improve air quality 
contributing to reduced ground-level ozone, fine particulates and respiratory irritants.  Functional 
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ecosystems can also mitigate the risks associated with downstream flooding from extreme 
rainfall events. In recent years there is also an upsurge in 'growing your own' food on allotments 
that helps reduce the miles food travels. From mitigating the effects of climate change to 
improving health, parks and green spaces play a vital part in Ipswich. Blue corridors in Ipswich, 
such as the River Gipping corridor, also support climate change resilience.  Setting back urban 
development from watercourses, overland flow paths and ponding areas can create a mosaic of 
urban corridors designed to facilitate natural hydrological processes whilst minimising urban 
flooding, enhancing biodiversity and improving access to recreation. Open space protection and 
provision is taken forward through Policies CS16, DM5 and DM6. 

 
8.53 It is also inherently sustainable to keep historic buildings in use. Policy DM13 sets out the policy  

for proposals affecting built heritage. 
 
8.54 This policy implements Plan Objectives 4 and 5. 
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POLICY CS2: 
The Location and Nature of Development 

 
8.55 The second vital element of sustainable development is meeting the need for development in 

locations where people can easily access the jobs, goods and services they want and need, by 
the most sustainable modes of travel. This benefits individuals by encouraging cycling and walking, 
which are cheap and healthy ways to get around. It benefits communities by enabling facilities to 
be accessed by as many people as possible and providing opportunities for people to meet. It 
benefits the environment and health by reducing vehicular emissions, and the economy by reducing 
congestion. 

 
POLICY CS2: THE LOCATION AND NATURE OF DEVELOPMENT 
 
The regeneration and sustainable growth of Ipswich will be achieved through: 
 
a) Focusing new residential development and community facilities into the Town 

Centre, the Waterfront, Portman Quarter, and Ipswich Garden Suburb and into or 
within walking distance of the town's district centres, and supporting community 
development; 

 
b) Allocating sites for future development at the northern end of Humber Doucy Lane 

for housing and associated infrastructure, appropriately phased with the delivery of 
the Ipswich Garden Suburb and its associated infrastructure, and working with East 
Suffolk Council to master plan development and ensure a comprehensive approach 
to its planning and delivery (see Policy ISPA4); 

 
c) Working with neighbouring authorities to address housing need and delivery within 

the Ipswich housing market area; 
 
d) Focusing major new retail development into the Central Shopping Area with smaller 

sites identified in District Centres; 
 
e) Focusing new office, hotel, cultural and leisure development into Ipswich Town 

Centre; 
 
f) Directing other employment uses (E(g) (except office), B2 and B8) to employment 

areas distributed in the outer parts of the Borough, and there will be a town centre 
first approach to the location of offices; 

 
g) Dispersing open space based (non-commercial) leisure uses throughout the town 

with preferred linkage to ecological networks and/or green and blue corridors, and 
protecting the countryside from inappropriate development in accordance with 
DM11; and 

 
h) Development demonstrating principles of high quality architecture and urban design 

and which enhances the public realm, ensures the security and safety of residents and 
is resilient to climate change. 

 
A sustainable urban extension to north Ipswich will be delivered subject to the provision  
of suitable infrastructure (see Policy CS10 – Ipswich Garden Suburb).   
 
Major developments within the Town Centre, Portman Quarter, Waterfront and District 
Centres should incorporate a mix of uses to help achieve integrated, vibrant and 
sustainable communities. Major developments (for the purposes of this policy) are defined 
as commercial developments of 1,000 sq. m or more or residential developments of 10 
dwellings or more. Exceptions may be made for large offices or education buildings for a 
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known end user, or for residential use where this would itself diversify the land use mix 
provided by surrounding buildings and complies with other policies of the plan. 
 
In the interests of maximising the use of previously developed land, residential 
development densities will be high in the Town Centre, Portman Quarter and Waterfront, 
medium in the rest of IP-One and in and around the District Centres, and low elsewhere, 
provided that in all areas it respects and responds positively to the heritage assets and the 
historic character of Ipswich. Further detail on the Council’s approach to density is set out 
in Policy DM23 The Density of Residential Development.  

 
8.56 This approach to the location of development is centred on the Town Centre (which includes the  

Portman Quarter and the Waterfront), Ipswich Garden Suburb, the northern part of Humber Doucy 
Lane in the longer term and on the Town's District Centres. The strategy is illustrated in the key 
diagram. The exact boundaries of these areas will be defined on the Policies Map through the 
policies of this plan and the Site Allocations and Policies (incorporating IP-One Area Action Plan) 
Development Plan Document Review. The Town Centre, Portman Quarter and Waterfront will 
receive the highest densities of development in the Town - including high-density housing 
developments. Medium-density and locally focused facilities would then be provided elsewhere 
in IP-One and within and around District Centres, with lower density development elsewhere. 
Developments at higher densities will require special attention being paid to their urban design and 
greening qualities. Residential densities are defined in Policy DM23. 

 
8.57 This approach to the location of development enables multiple objectives to be achieved. 
 

• It will maximise opportunities to re-use previously developed land within central Ipswich. 
 

• It will ensure that new housing is provided close to local shops and facilities that can be accessed 
by non-car modes, which contributes to reducing carbon emissions and supporting 
communities. 

 
• It will support the ongoing regeneration of central Ipswich and particularly of the Waterfront 

and Town Centre. 
 

• It will help to ensure the effective and efficient use of land through developing at appropriate 
densities according to the accessibility of the location. 

 
• It will create a sustainable Garden Suburb to help meet the housing needs of the Borough.  

 
• It will enable lower density housing development to be master planned jointly with East 

Suffolk Council at the northern end of Humber Doucy Lane, which will maintain and ensure 
separation between Ipswich and surrounding settlements. 

 
8.58 This policy therefore implements Plan Objectives 3, 6, 9 and 10. 
 
8.59 The central urban focus to the location of development also reflects the sequential approach 

to site selection required by the National Planning Policy Framework (which encourages the use 
of previously developed land) and maximises the chances of making central Ipswich an 
increasingly vibrant and dynamic place. Chapter 6 of the plan sets out flood risk considerations. 
 

8.60 Policy CS7 sets out the Borough’s housing requirement as identified through objectively assessed  
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housing need and in accord with local housing need calculated using the Standard Method. The  
Council has set out a strategy to meet the requirement through a combination of strategic and 
more local allocations. In addition, it has thoroughly reviewed the development potential within 
the Borough boundary through an updated Strategic Housing and Economic Land Availability 
Assessment (SHELAA) published in January 2020. Part of the Council’s ability to meet this 
requirement depends on development coming forward at but within the boundary of Ipswich, as 
addressed through Policy ISPA4. 

 
8.61 The approach to locating employment uses focuses office activity into the town centre, in 

accordance with the National Planning Policy Framework, to support its vitality and viability. It directs 
other employment uses, particularly B2 and B8 uses, which tend to be more extensive and less 
suited to central locations, to the town's outlying employment areas. These are accessible from 
residential areas, yet sufficiently segregated from them to minimise the possibility of conflicts 
between residential uses and potentially noisy or odorous industrial activities. The boundaries of 
employment areas are delineated on the Policies Map. 

 
8.62 Major developments within Ipswich Town Centre, Portman Quarter, the Waterfront and District 

Centres are required to include a mix of uses to help create more diverse neighbourhoods that 
can in turn contribute to the vibrancy of the town and district centres and reinforce a sense of 
place and distinctiveness. For example, including some residential uses within office areas helps to keep 
the areas populated after office hours. This in turn can encourage more shops and community 
uses to locate there creating truly mixed-use neighbourhoods. Living over shops is also a way to 
make more efficient use of buildings. Careful consideration is needed of mixed use developments, 
to ensure that housing is not juxtaposed inappropriately with other land uses. However, where 
development is for the use of a known, single large user, an exception may be made if it is 
demonstrated that mixed use would harm the viability of the scheme. This mixed-use approach 
will not apply in the identified employment areas of the town centre unless specified in site 
allocations. 

 
8.63 The district centres referred to in the policy and identified in the key diagram are as follows (with 

reference numbers for cross reference to the Policies Map): 
 

• Meredith Road (3); 
• Norwich Road (1-91, 2-110) / Bramford Road (7); 
• Hawthorn Drive (9); 
• Stoke Park (11); 
• Wherstead Road (13); 
• Cauldwell Hall Road / Woodbridge Road (418-785) (18); 
• Felixstowe Road (55-201, 120-190) (23); 
• Nacton Road (270-374) (28);  
• Ravenswood (47); 
• Woodbridge Road East (27-53) / Heath Road (17); 
• Sproughton Road (proposed); and 
• Duke Street (48). 

 
8.64 Ipswich Garden Suburb (see Policy CS10) will also contain a district centre that would join the 

above list.  
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8.65 Within a 400m straight line distance from district centres, the Council would support the 
provision of identified community facilities (see Appendix 1). Within a wider zone of 800m, the 
Council would support in principle medium density housing provision to try to increase the 
proportion of people living near to shops and community facilities. 

 
8.66 It should be noted that many of the centres above already have some of the community facilities 

mentioned within 400m of their centres. Zonal maps of the above centres are shown on Plan 1. 
 
8.67 In dispersing open space across the Borough, where possible provision should be in low-lying areas 

needed for flood storage or conveyance. 
 

8.68 Delivering high quality change, which safeguards the best of the Town's urban character and 
neighbourhoods and secures positive improvements, is not just confined to the IP-One Area and 
Conservation Areas. The NPPF advises that sustainable development ‘involves seeking 
positive improvements in the quality of the built, natural and historic environment, as well as 
in people’s quality of life’. To facilitate this, an Urban Character Study supplementary planning 
document has been adopted to define the environmental characteristics of the Borough as a 
whole. Policy DM12 Design and Character addresses character and other key aspects of design 
and public realm, including urban greening, designing out crime, sustainable movement and 
accessible homes. 

 
8.69 In expecting high quality architecture and urban design, it is important that new development 

ensures the impacts of climate change are mitigated and that, where appropriate, Secured by 
Design principles are adopted.  Where deemed necessary, anti-terrorism measures for strategic 
sites should be incorporated. 
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POLICY CS3: 
IP-One Area Action Plan 

 
8.70 The spatial strategy for Ipswich continues to focus development to a significant degree on central  

Ipswich and particularly on the areas that ring the historic core and this is where many sites 
which need redevelopment are located. Therefore, the Council is retaining the Area Action Plan for 
the area - known as IP-One - to guide its delivery. The Area Action Plan is incorporated into the 
Site Allocations and Policies Development Plan Document (DPD) Review. The IP-One Area has 
been defined by the Council. It is slightly larger than the Town Centre and includes the Central 
Shopping Area, Portman Quarter, the Waterfront and the Education Quarter. The IP-One area is 
indicated broadly on the key diagram. It is defined on the Policies Map. 

 
POLICY CS3: IP-ONE AREA ACTION PLAN 
 
 The Council has prepared and is implementing an IP-One Area Action Plan incorporated in the 
Site Allocations and Policies Development Plan Document, to plan for significant change in 
central Ipswich and help to deliver the Ipswich Vision. The Area Action Plan includes policies 
which: 
 
a) Define the extent of the Waterfront and the Portman Quarter and set out policy for  
 development within them; 
 
b  Allocate sites for development in IP-One; 
 
c) Set down development principles which will be applied to new development within 

 the Opportunity Areas identified on the IP-One Area Action Plan Inset Policies Map, 
unless evidence submitted with applications indicates that a different approach better 
delivers the plan objectives; 

 
d) Define and safeguard the Education Quarter to support the development of the  
 University of Suffolk and Suffolk New College; 
 
e) Identify heritage assets which development proposals will need to have regard to  
 and integrate new development with the existing townscape; 
 
f)    Define the Central Car Parking Core within which parking controls will apply; 
 
g) Identify where new community facilities and open space should be provided within 
 IP-One;  
 
h) Provide a framework for the delivery of regeneration in IP-One and address the need 
 for infrastructure, including the need for an additional access to the Island Site; and 
 
i)   Provide tree-planting and urban greening schemes, mindful of the ecological 
 network, to improve the street scene and permeability for wildlife throughout the 
 Town Centre. 
 
 Sites and designated areas within the IP-One Area are identified on the IP-One Area Action 
Plan Inset Policies Map.  

 
8.71 Area action plans are intended as a tool to guide development in areas where change is expected 

and/or conservation policies apply. IP-One includes both types of area, encompassing as it does 
the medieval core of the Town, which now forms the focus for the Central Shopping Area; the 
Waterfront and Portman Quarter (where regeneration activities are focused at present); and the 
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Education Quarter where the University of Suffolk is located. The IP-One Area Action Plan builds on 
earlier work that resulted in the publication of a non-statutory area action plan in 2003. The 
Opportunity Area policies are contained in the Site Allocations and Policies (incorporating IP-
One Area Action Plan) Development Plan Document Review. 
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POLICY CS4: 
Protecting our Assets 

 
8.72 Ipswich has a rich and varied heritage of built, historic and natural assets, including more square 

miles of park per thousand population than anywhere else in the UK. The Borough contains: 
 

• Over 600 listed buildings and structures; 
• 15 conservation areas; 
• A Ramsar Site and Special Protection Area for Birds (part of the Stour and Orwell Estuaries 

site); 
• 4 Sites of Special Scientific Interest – three for wildlife (two are different parts of the same 

area) and one for geology; 
• 20 County Wildlife Sites; 
• 8 scheduled monuments; 
• 3 County Geodiversity Sites; 
• 2 Regionally Important Geological Sites; 
• An ancient woodland; 
• An area of archaeological importance for remains of all periods in the historic core, 

particularly Anglo-Saxon deposits; and 
• 3 registered parks and gardens and 518 hectares of parks and open spaces. 

 
8.73 There is also a list of Suffolk Priority Species and Habitats, which identifies species and habitats of  

particular importance to the County and Ipswich. A small part of the south-east of the Borough 
lies within the Suffolk Coast and Heaths Area of Outstanding Natural Beauty. 

 
8.74 These assets help to make Ipswich the place it is and they make an important contribution to people's  

quality of life in the Borough. They may also have a wider national and international value and interest 
and, in the case of wildlife, play an important role in the function of complex ecosystems. Therefore, 
these valuable elements of the Ipswich asset base must be protected, enhanced and integrated 
sensitively with new development. 

 
8.75 The Ipswich asset base also includes all the finite natural resources that the Borough depends on,  

such as minerals used in construction, land and soil itself. The National Planning Policy Framework 
recognises the prudent use of natural resources as a core objective of sustainable development. 
We therefore need to take opportunities to use natural resources more sparingly and 
efficiently, to re-use and recycle materials and to source materials locally where possible. 

 
POLICY CS4: PROTECTING OUR ASSETS 
 
The Council is committed to conserving and enhancing the Borough's built, heritage, natural and 
geological assets. 
 
The Council will conserve, and promote the enjoyment of, the historic environment.   
To this end, it will: 
 
          i.   conserve and enhance the character and appearance of conservation areas, by 

preparing    and reviewing where necessary character appraisals and using them to 
guide decisions about development; 
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ii. review the extent of conservation areas and designate any new areas or amend  
  boundaries as appropriate;  
 

iii. conserve and enhance heritage assets within the Borough through the development 
  management policies in this plan, the use of planning obligations to secure the  
   enhancement and promotion of the significance of any heritage asset, the  
   maintenance of a list of heritage assets of local importance, such as buildings or  

 parks, and taking steps to reduce the number of heritage assets at risk;  
 

iv. Promote local distinctiveness and heritage assets through the publication and review 
 of Supplementary Planning Documents (SPDs) including the Ipswich Urban Character 
 SPD and the Development and Archaeology SPD; and 

 
v. Recognise the wider role heritage can play in regeneration, as a cultural, educational,

 economic and social resource. 
 
The Council will also seek to protect and enhance local biodiversity, trees and soils in accordance 
with the National Planning Policy Framework and national legislation by: 
 
a) Applying full protection to international, national and local designated sites and 
 protected and priority species; 
 
b) Requiring new development to incorporate provision for protecting and enhancing 
 geodiversity interest and provide biodiversity net gain that is proportion to the scale 
 and nature of the proposal. Reference should be made to the information and 
 recommendations of the Wildlife Audit in relation to any proposals on, or that may 
 affect, sites identified within it; 
 
c) Avoiding the loss of ancient woodland and ancient or veteran trees in accordance with  
 national policy, and requiring new development to plant the veteran trees of the future 
 using appropriate native species of local provenance; 
 
d) Supporting and securely funding the Greenways Project; 
 
e) Designating additional Local Nature Reserves where appropriate;  
 
f) Preparing and implementing management plans for Council owned wildlife sites;  
 
g) Identifying, protecting and enhancing an ecological network across Ipswich linking into 
 adjacent areas, in accordance with Policy DM8, maximising the benefits to the local 
 ecosystem and providing biodiversity net gains beyond the level anticipated through the  
 scale of development proposed;  
 
h) Conserving and enhancing the natural beauty and special qualities of the Suffolk Coast  
 and Heaths Area of Outstanding Natural Beauty and requiring development to respond 
 to local landscape sensitivity; 
 
i) Preventing the spread of non-native invasive species by ensuring that an appropriate 
 biosecurity proposal is adopted; and 
 
j) Protecting and enhancing valued soils. 
 
The Council will encourage the use of local reclaimed, renewable, recycled and low 
environmental impact materials in construction, in order to conserve finite natural resources 
and minimise environmental impacts. New development will also be required to minimise the 
amount of waste generated during construction and through the lifetime of the building. 
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8.76 Most of the built, heritage and natural assets are protected by one or more pieces of legislation,  
policy documents or circulars, including: 

 
• EU Habitats Directive; 
• EU Birds Directive 2009; 
• Conservation of Habitats and Species Regulations 2017, as amended; 
• Wildlife and Countryside Act 1981; 
• National Parks and Access to the Countryside Act 1949; 
• Countryside and Rights of Way Act 2000; 
• Ramsar Convention on Wetlands; 
• Hedgerows Regulation 1997; 
• Plant Health Act 1967 and orders; 
• Forestry Act 1981;  
• Natural Environment and Rural Communities Act 2006; 
• The Town and Country Planning Act 1990; 
• Planning (Listed Buildings and Conservation Areas) Act 1990; 
• Ancient Monuments and Archaeological Areas Act 1979; 
• National Heritage Act 1983; 
• The National Planning Policy Framework (2021) and Planning Practice Guidance (2014 and 

as updated); 
• The Localism Act 2011; and 
• Water Framework Directive. 

 
8.77 This framework of legislation, guidance and policy currently provides comprehensive  

protection for the assets.  The Council will take the following approach to heritage assets:   
 

• Conserve and enhance the significance of the Borough’s heritage assets, their setting and 
wider townscape in accordance with Policy DM13; 

• Require new development to contribute to local distinctiveness, built form and scale of 
heritage assets through the use of appropriate design and materials; 

• Require regeneration proposals to demonstrate a clear understanding of the significance 
of the asset and its wider context, and the potential impact of the development on the 
heritage asset and its context; 

• Keep under review potential buildings and structures for statutory protection; and 
• Prepare and review entries for the joint Suffolk LPA Buildings at Risk register. 

 
8.78 Local policy is also provided through Policy DM13 Heritage Assets and Conservation.  The  

National Planning Policy Framework sets out the Government's planning policies for England. This 
is supported by the National Planning Practice Guidance which is a web based resource published 
by Government, and also by the Good Practice Advice Notes (GPA) produced by Historic England 
in collaboration with the Historic Environment Forum. Historic England also publish Historic 
England Advice Notes on specific topic matters providing advice to those engaged in planning 
matters. The Council is preparing a supplementary planning document to protect the special local 
distinctiveness of Ipswich heritage assets (the Urban Character Supplementary Planning 
Document). 
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8.79 Conservation areas differ from listed buildings in that they are locally designated. Their  
designation is based on the particular character of the area and local planning authorities are 
encouraged to prepare character area appraisals and management plans for conservation areas as a 
tool to guide development management decisions. Therefore the policy will apply in conservation 
areas. 

 
8.80 All conservation areas have been the subject of detailed Conservation Area Appraisals. Those for 

areas designated by 1994 were the subject of public consultation and Council approval 
during1994-95. Subsequently four additional conservation areas were declared in 1995, 2003, 
2005 and 2015, for which appraisals were also prepared. Periodic reviews of all conservation areas 
are required by heritage legislation and these have been undertaken at approximately five yearly 
intervals since 1994 involving a review of boundaries, the descriptive content of the appraisals 
and the area specific policies and proposals. The Local Plan anticipates major change in or 
adjacent to parts of the Central Conservation Area but this is not expected or proposed to the 
same extent for the remainder of conservation areas.  Promoting heritage assets through 
development could, for example, include provision of heritage information around a site whilst 
archaeological assessments are underway. 

 
8.81 The Orwell Estuary provides an important ecological network and landscape setting for Ipswich 

and helps define its history. It is characterised by its broad expanse of water and its gently 
rolling, wooded banks. Outside Ipswich Borough, much of the land on the banks of the river 
falls within the Suffolk Coast and Heaths Area of Outstanding Natural Beauty. The transition 
between the built-up character of Ipswich and open countryside is quite sharply defined around 
most of the present Borough boundary, with the transition from urban to rural appearance and 
uses being clearly appreciable.  The Orwell Estuary is covered by the adopted South East Marine 
Plan.  This sets out priorities and directions for future development within the plan area, inform 
sustainable use of marine resources, and help marine users understand the best locations for their 
activities, including where new developments may be appropriate.   The East Inshore and East 
Offshore Marine Plans were adopted on 2nd April 2014 and cover an area adjacent to the Suffolk 
Coast north of the River Orwell. The South East Marine Plan which covers an area from Landguard 
Point in Felixstowe to Samphire Hoe near Dover, was adopted in June 2021. It is therefore also a 
material consideration. Early consultation with the Marine Management Organisation will be 
required where any work requiring consideration under the Marine Works (Environmental Impact 
Assessment) Regulations 2007 is to be undertaken. Proposals for development at the edge of the 
urban area should be informed by the Settlement Sensitivity Assessment (2018) which analyses 
the sensitivity of settlement fringes, their capacity to accommodate future development and 
priorities for the enhancement, protection, management and conservation of landscape areas.  

 
8.82 For wildlife habitats, an ecological network approach has been adopted in accordance with the  

National Planning Policy Framework. Ecological networks are an effective way to conserve wildlife 
and biodiversity where habitats have become fragmented. They support its resilience to 
pressures such as urban development and climate change. The network includes internationally, 
nationally and locally designated sites which are protected in accordance with the National 
Planning Policy Framework. Development in the vicinity of areas with nature / wildlife and 
geological designations must take into account the wider effects on those sites. The Council 
also recognises its biodiversity responsibility under the Natural Environment and Rural Communities 
Act 2006. This Act introduced the requirement for public bodies, in exercising their functions, 
'to have regard, so far as is consistent with the proper exercise of those functions, to the purpose 
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of conserving biodiversity’. The Anglian River Basin Management Plan sets out measures which 
aim to achieve the water body status objectives and wider objectives of the European Water 
Framework Directive: stopping the deterioration of water bodies and ultimately improving all 
water bodies to a good standard by 2027.  The Water Environment (Water Framework Directive) 
(England and Wales) Regulations 2017 require all public bodies, in exercising their river basin 
district functions to have regard to the river basin management plan for that district. 

 
8.83 Ipswich will see significant new building over the plan period. It is therefore essential that 

opportunities be taken through development to provide net gains in biodiversity and green 
infrastructure. Proposals should demonstrate how the development would contribute towards 
new green infrastructure opportunities or enhance the existing green infrastructure network as 
part of the development. New development must also secure ecological enhancements as part 
of its design and implementation, and should provide a biodiversity net gain that is proportionate 
to the scale and nature of the proposal. This could include green roofs or walls for insects and 
birds, wood piles for beetles, integrated nest boxes for birds, and measures in ecological networks 
to increase permeability for wildlife in new development through biodiversity enhancements. 
Therefore the policy will apply to all new developments in the Borough. Development at the 
Ipswich Garden Suburb will provide an opportunity to contribute to biodiversity. Reference 
should be made to the information and recommendations of the Wildlife Audit in relation to 
any proposals on, or that may affect, sites identified within it. 

 
8.84 The Stour and Orwell Estuary Special Protection Area is protected under the Birds Directive  

due to its importance for bird populations. The plan has been subject to an Appropriate 
Assessment under the Habitats Directive. This concluded that visitor numbers to the Orwell 
Estuary will increase as a result of growth in the Ipswich Strategic Planning Area and could adversely 
affect the Estuary's Special Protection Area for birds. Measures to avoid and mitigate any such 
potential impacts are included in the plan. There are also large areas of Inshore Marine Special 
Protection Area extending eastwards from the Suffolk and Essex Coast, which form part of the 
marine protected area identified in the East Inshore and East Offshore Marine Plan and South East 
Marine Plan.  

 
8.85  Scheduled monuments are designated by the Secretary of State for Digital, Culture, Media and 

Sport under the Ancient Monuments and Archaeological Areas Act, 1979. Historic England 
administers and manages the scheduling and Scheduled Monument Consent process and advises 
the Secretary of State in making decisions. Scheduled monuments can be found on the National 
Heritage List for England, which is searchable online. Proposals affecting designated and non-
designated Ipswich heritage assets should be informed by the Historic Environment Record for 
Suffolk maintained by the County Council which is also consulted on planning applications that 
could affect archaeology. Ipswich's archaeological legacy is important in helping to tell the Town's 
story and will therefore be protected and managed in accordance with the NPPF and Policies CS4 
and DM14.   Central Ipswich is an Area of Archaeological Importance, for which a development 
management approach is set out in Policy DM14. An Urban Archaeological Database for Ipswich 
has been prepared and the Council has prepared a Development and Archaeology Supplementary 
Planning Document to summarise information from the Ipswich Urban Archaeological Database 
and set out archaeological considerations for new developments. 

 
8.86  Living ancient monuments such as veteran and near veteran trees in the ancient stage of  their 

life are of interest biologically, aesthetically and culturally because of their age. Ancient and semi-
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natural woodlands and veteran trees are irreplaceable habitats of high biodiversity value and 
must be protected from development that would result in damage to or loss of any of these 
features. 

 
8.87  Historic England also has a role registering historic parks and gardens. Whilst registration offers  

no additional statutory protection, they are designated heritage assets of considerable 
significance and an important material consideration in development management.  Decisions 
about proposed development which would harm the significance of a designated heritage asset 
will be taken having regard to the NPPF. 
 

8.88  In addition to protected listed historic buildings, there are many heritage assets of local 
townscape interest (on ‘local lists’) that are not just confined to conservation areas but are located 
throughout Ipswich. Some of these heritage assets may be the main architectural landmarks of 
distinction in the local area. Many such heritage assets were designed during the 19th and 20th 
Centuries by local architects.  Local authorities are encouraged to prepare inventories of such 
heritage assets and add these to the Historic Environment Record. It is government policy that 
these non-designated heritage assets should be taken into account when determining planning 
applications to ensure their retention so as to help maintain local distinctiveness and a sense of 
place. The Ipswich Local List SPD, updated in 2016, has undertaken further iteration in 2021.   

 
8.89 All the designated sites or areas are identified on the Policies Map. 

 
8.90 The Council acknowledges the important social and economic role that the historic environment  

can play, both for existing communities through heritage led regeneration and as part of new 
development proposals. It is important that the significance of the Borough’s heritage assets is 
taken into account as part of any future regeneration and opportunities are sought, wherever 
possible to enhance the heritage assets. 

 
8.91 Soils play an important role in both urban and rural areas. In line with the National Planning Policy  

Framework, the Council will protect and enhance valued soils because soil is an essential finite 
resource that provides important ecosystem services.   

 
8.92 The Council will encourage the conservation and efficient use of natural resources in order to work  

towards sustainable 'one planet' living in Ipswich. This will be implemented through the 
Development Management Policy DM1 in Part C of this document. Historic England publishes 
advice on the application of Part L of the Building Regulations to historic and traditionally 
constructed buildings.  In addition, new development will be required to minimise waste 
generated. 

 
8.93 Policies for the protection of assets through the development management process are set out  
 within Part C of this document. 

 
8.94 This policy supports Plan Objectives 8 and 9. 
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POLICY CS5: 
Improving Accessibility 

 
8.95 Ipswich is planning for growth and ways therefore need to be found to optimise the 

accessibility of new developments without increasing congestion. The town benefits from being 
relatively compact, which lends itself to cycling and walking and the provision of full fibre (to the 
premises) broadband (FTTP). 

 
8.96 In addition, the transport sector is a significant source of carbon dioxide emissions, which need  

to be reduced as part of a comprehensive approach to tackling climate change. It is also 
responsible for the pollution in the Ipswich Air Quality Management Areas and therefore there 
are also potential health benefits to tackling vehicular emissions through a comprehensive 
approach to mobility and access. Therefore the following policy will be applied to all development. 

 
POLICY CS5: IMPROVING ACCESSIBILITY 
 
Development should be located and designed to minimise the need to travel and enable access 
safely and conveniently on foot, by bicycle and by public transport (bus and rail). This will 
encourage greater use of these modes. Transport Statements and Assessments should test the 
impact of development proposals on modal shift across the wider network and should 
demonstrate that they will support the achievement of at least a 15% modal shift, in 
accordance with the ISPA Transport Mitigation Strategy. The Council will work with the 
Highway Authority including through the Local Transport Plan and the Suffolk County Council 
Transport Mitigation Strategy, to manage travel demand in Ipswich and maximise sustainable 
transport solutions and in doing so will prioritise the development of an integrated cycle 
network. 
 
The Council will support the expansion of electronic communications networks throughout the 
plan area as a means to support economic growth and enable home working, and thus reduce 
the need to travel.  
 
The Council also recognises that some journeys will need to be made by car.  The vitality and 
viability of the Town Centre depends on people being able to access it by a variety of modes. 
This will be managed through policies for car parking. 
 
The Council will work with partners to promote the inclusive and age-friendly design of 
buildings, public spaces, highways and transport infrastructure.    

 
8.97 If people are to be encouraged to walk, cycle and use public transport, to help the Town achieve  

environmental and health objectives, then developments must be located and designed such 
that these modes rival the car for cost and convenience. It is also important to ensure that routes 
are more pleasant in their surroundings such as along avenues or ecological networks, and that 
cycle and pedestrian routes are safe. Policy CS2 sets out the strategy for the location of 
development and refers to mixed uses in larger development proposals. 

 
8.98 A package of sustainable travel measures known as Travel Ipswich has been completed in 

Ipswich, delivering the expansion and improvement of bus facilities; an Urban Traffic 
Management and Control system; a Real Time Passenger Information system; and a detailed 
programme of improvements to walking/cycle routes and crossings in and around the Town 
Centre. However, air quality, congestion and obesity continue to be issues within Ipswich and 
therefore efforts to increase and support sustainable travel choices, and reduce the need to 
travel, for example by home working, need to be sustained.  
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8.99 The Local Transport Plan is under review and provides the opportunity for the next package of 

sustainable travel measures to be identified and implemented.  This will occur through the 
Ipswich Transport Strategy, the preparation of which has been identified by the County Council 
as a priority.  Traffic modelling undertaken to inform the Local Plan Review has supported the 
identification of measures needed across the Ipswich Strategic Planning Area to mitigate the 
traffic and air quality impacts of planned growth.  These measures are included as appropriate in 
Policy CS20.  The development management policies in Part C of the plan ensure that accessibility 
is considered, and measures incorporated, in the context of new developments. 

 
8.100 The Council is also developing a parking strategy which will address the quantity and quality of 

car and cycle parking provision in the town. The National Planning Policy Framework requires 
Councils to prioritise full fibre broadband connections to new and existing developments. 

 
8.101 This policy is also aimed at ensuring the accessibility of the Town Centre and individual buildings and 

developments by everyone, including older people, people whose mobility is impaired and people 
with dementia. Planning can have a significant impact on the accessibility and inclusiveness of the 
built environment through the design of buildings and the public realm. The Planning Practice 
Guidance states that inclusive design can help older and disabled people live more independently, 
and benefit people with dementia (Inclusive Design section, June 2019). Policy DM12 provides 
the detailed policy for inclusive and accessible buildings and public spaces. 
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Live 
 
8.102 The strategic planning of new homes is a key part of the Local Plan. This section addresses the  

strategic issues associated with delivering new homes. 
 
8.103 It is divided into the following five policies: 
 

POLICY CS7: 
The Amount of New Housing Required 
 
POLICY CS8 
Housing Type and Tenure 
 
POLICY CS9 
(policy deleted) 
 
POLICY CS10 
Ipswich Garden Suburb (formerly Ipswich Northern Fringe) 
 
POLICY CS11 
Gypsy and Traveller Accommodation 
 
POLICY CS12 
Affordable Housing 

 
8.104 These are addressed in turn below: 
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POLICY CS7: 
The Amount of New Housing Required 

 
8.105 The Inspector’s Report published in January 2017 after the examination of the last Ipswich Local 

Plan required the Council to undertake an urgent review, with neighbouring local planning 
authorities, of the amount of housing needed. The Council committed to this through the 
adopted 2017 Ipswich Local Plan, and the authorities jointly undertook a Strategic Housing 
Market Assessment. However, the Government has subsequently published a standard 
methodology for calculating housing need.   

 
8.106 Joint working is taking place through the production of aligned local plans by Ipswich Borough 

Council, Babergh/ Mid Suffolk District Councils and East Suffolk Council for the Suffolk Coastal 
Local Plan area. This joint working has the support of the Ipswich Strategic Planning Area Board. 
A Statement of Common Ground has been published at each stage of the Ipswich Local Plan 
Review.  Work is also ongoing on a Suffolk Framework for Growth, which the Council resolved on 
6th March 2018 (report reference E/17/74) and which future versions of the Ipswich Local Plan 
would have regard to.   

 
8.107 In July 2018, the Government published the revised National Planning Policy Framework (NPPF), 

which requires local planning authorities to use a standard method to quantify local housing 
need.  The NPPF was further revised in 2019 and 2021along with updated Planning Practice 
Guidance. This advised that local planning authorities use the 2014-based household projections 
in their housing need assessments. The effect of this has been to reduce the housing need figure 
to 460 dwellings per annum 2018 to 2036, or 8,280 dwellings for the eighteen year period, as a 
starting point. Table 3 below sets out the housing land supply and minimum requirement figures 
as at April 2020, looking forward to 2036. 

 
Table 3 – Housing Land Supply and Minimum Requirement at 1st April 2020  
 
 
 
 
 
 
 

 

 hS         Source of supply Number of 

dwellings 

Discounted 

Numbers 

Cumulative 

Numbers 

1 
Completions 1st April 2018 to 31st 
March 2020 

644 - 644 

2 Dwellings under construction 449 - 1,093 

3 

Dwellings with planning 
permission (including 1,915 
dwellings at Ipswich Garden 
Suburb) 

2,846 2,561 3,654 

4 

Dwellings with a resolution to 
grant planning permission (subject 
to the prior completion of a Section 
106 agreement)  

217 195 3,849 

5 

Number of dwellings required on 
new site allocations and on 
windfall sites to 2036  

4,431  - 8,280 
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TABLE NOTES 

 
The discounted numbers in the table allow 10% slippage for planning permissions that may not be implemented. 

 
Line 2: Dwellings under construction at 31st March 2020 - assumed that all will be completed over the plan period. 

 
Line 3: Other dwellings with planning permission at 31st March 2020 - assumed that 10% of these will not be 
completed.  

 
Line 4: Dwellings with a resolution to grant planning permission from the Council's Planning and Development 
Committee but which are awaiting completion of a Section 106 Agreement before planning permission is issued, at 
31st March 2020 - assumed that 10% of these will not be completed. 

 
Line 5: To reach the minimum requirement of 8,280 dwellings by 2036, together with windfall sites, further land will 
need to be allocated within the Borough for at least 4,431 new homes. 

 

 
8.108 The revised Planning Practice Guidance is clear that the need figure generated by the standard  

method should be considered as the minimum starting point in establishing a need figure for the 
purposes of plan production. There could be circumstances in which it is appropriate to consider 
whether actual housing need is higher than the standard method indicates, for example, where 
growth strategies are in place or strategic level infrastructure improvements are planned which 
could drive an increase in housing need. 

 
8.109 The Council does not consider that it should plan for a higher level of housing need than the  

standard method suggests.  
 
8.110 National guidance in the NPPF is that local planning authorities should set out their policies and  

strategies for delivering the amount and variety of housing land, to support the Government’s 
objective of significantly boosting the supply of homes, and address the needs of groups with 
specific housing requirements. 

 
8.111 This should include identifying a supply of specific, deliverable sites for years 1-5 from adoption  

 with an appropriate buffer, and specific, developable sites or broad locations for growth for years 
6-10 and where possible, for years 11-15. Where it is not possible to identify specific sites for 
years 6-10 and 11-15, broad locations for future growth should be indicated. Windfall sites will 
also contribute to the housing supply and these are defined in the National Planning Policy 
Framework as sites not specifically identified in the Local Plan. They normally comprise 
previously-developed sites that have unexpectedly become available. 
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POLICY CS7: THE AMOUNT OF NEW HOUSING REQUIRED 
 
a) The Council has a housing requirement of at least 8,280 dwellings for the period 2018 – 

2036.  This equates to an annual average of at least 460 dwellings.    
 
b) The Council will secure the delivery of at least 460 dwellings per year as an average across 

the plan period to meet need arising from Ipswich.  At 1st April 2020, 644 dwellings had 
been completed since the start of the plan period, and 3,205 dwellings (discounted 
figure) were under construction, had  planning permission or a resolution to grant 
planning permission subject to a s106 agreement within the Borough.   

 
The Council will additionally allocate land to provide for at least 4,431 dwellings (net) in the 
Borough. The Ipswich Garden Suburb development will contribute significantly to meeting the 
housing needs of the Borough throughout the plan period. Sites are identified through the Site 
Allocations and Policies (incorporating IP-One Area Action Plan) Development Plan Document  
Review in accordance with the spatial strategy in this Core Strategy, in addition to the land  
allocated at the Ipswich Garden Suburb and the northern end of Humber Doucy Lane. 650  
dwellings are expected to be delivered on windfall sites between 2023 and 2036 at a rate of  
50 per year. The housing land supply for the plan period will consist of: 
 
Housing Land Supply 
 
Ipswich Garden Suburb (3,500 minus 205 completions expected late 2036  
and 1,915 granted planning permission in January 2020)     1,380 
 
Northern end of Humber Doucy Lane allocated through Policy ISPA4  449 
 
Site Allocations through policies in the SAP and AAP                         2,880 
 
Sub-total          4,709 
 
Windfall sites    2023 – 2036 @ 50 p.a.      650 
 
Total           5,359 
 
c)  In accordance with the Planning Practice Guidance, the housing requirement will be 
  stepped to reflect the period when delivery at the strategic site of Ipswich Garden  
   Suburb is expected to take place.  From 2024 to 2036, completions at Ipswich Garden 
  Suburb will meet a significant proportion of the annual housing requirement. Delivery 
  will also take place at the northern end of Humber Doucy Lane, appropriately phased 
  with the delivery of the Ipswich Garden Suburb and its associated infrastructure. The  
  housing requirement will be stepped as follows:  
    
   April 2018 – March 2024 300 p.a. x 6 years = 1800 
   April 2024 – March 2036 540 p.a. x 12 years = 6480  
 
In order to boost delivery in Ipswich, the land supply will include a contingency of at least  
10% over the housing requirement of 8280 dwellings.  This excludes the Opportunity Sites 
identified through Policy SP29. 

   
8.112 The Council is actively working to deliver within the Borough its own share of the identified 

housing need from across the Ipswich Housing Market Area through aligned Local Plans. The 
Council considers that the Ipswich housing need identified above can be met within the Borough. 
Housing delivery will be closely monitored across the Ipswich Strategic Planning Area.  Ipswich 
Borough Council has published a Housing Delivery Action Plan to support delivery within the 
Borough. 

 



 

70 

8.113 Within the Borough, sites are allocated through the Site Allocations and Policies (incorporating 
IP-One Area Action Plan) Development Plan Document Review, having regard to the strategy set 
out within this document, in CS10 and CS2. The Council has undertaken an update to the 2010 
Strategic Housing Land Availability Assessment, which now includes employment land also as a 
Strategic Housing and Economic Land Availability Assessment (SHELAA) and is satisfied that sites 
within the Borough are capable of being delivered.  The SHELAA will be periodically updated.  

 
8.114 The phasing of housing sites will be informed by the findings of the SHELAA, infrastructure 

delivery and the preparation of master plans. The SHELAA informs the Council’s housing 
trajectory. It is based on recent contact with developers and landowners. It is from this potential 
supply that site allocations are drawn. Within the tightly drawn boundary of Ipswich, options for 
the housing land supply are inevitably limited. The Council’s housing trajectory at 1st April 2020 
is presented in Diagram 4 below, in accordance with paragraph 73 of the NPPF.  The sites which 
form the trajectory at 1st April 2020 are listed in Appendix 8. The housing trajectory is updated 
annually through the Authority Monitoring Report. Table 4 below provides a breakdown of the 
housing land supply. Delivery will be monitored closely through the Council's Authority 
Monitoring Report. 

 
Diagram 4 – Housing Trajectory 1st April 2020 
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Year
Projected Completions (All Other Sites)

Projected Completions (Humber Doucy Lane)

Projected Completions (Ipswich Garden Suburb)

Total Actual Annual Completions

460 Dwellings Per Annum (stepped 300 to 2023/24, 540 to 2035/36)
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8.115 In working with neighbouring authorities to address housing need, consideration will need to be 
given to avoiding or minimising effects in these areas including environmental designations, 
landscape, townscape and historic assets.  This policy supports Plan Objective 2. 
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Table 4 – Estimated housing delivery for 2020-2036 excluding current permissions as at 1st April 2020  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Area of Ipswich 

%age (dwellings) 
previously developed 
land 

Total additional 
dwellings 
2020-2036 

IP-One 100%  2,246 

Rest of built up area 72.1% 634 (PDL:457) 

 Ipswich Garden Suburb (see Policy CS10) (A 
further 1,915 dwellings at IGS have outline 
planning permission) 

0%  1,380 

Northern end of Humber Doucy Lane (see Policy 
ISPA4) 

0%  449 

Total 2020-2036 (excluding windfall)  57.4%  4,709 (PDL: 2,703) 

Windfall sites 2023 – 2036  90%  650 (PDL: 585) 

Total 2020-2036 61.4%  5,359 (PDL: 3,288) 
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POLICY CS8: 
Housing Type and Tenure 

 
8.116 National policy in the National Planning Policy Framework calls for a range of homes to be 

provided in terms of tenure, type and size in order to support the creation of strong, vibrant and 
healthy communities. The size, type and tenure of housing needed for different groups in the 
community should be assessed and reflected in planning policies. This demands an understanding 
of the existing dwelling stock, and the nature and needs of existing and projected future 
households. It also requires some understanding of the Ipswich housing market. A Strategic 
Housing Market Assessment (SHMA) Part 2 report of the Ipswich housing market area (HMA) was 
published in May 2017 (updated September 2017 and January 2019) and provides evidence to 
support policy preparation on this matter.  

 
POLICY CS8: HOUSING TYPE AND TENURE 
 
The Council will plan for a mix of dwelling types to be provided, in order to achieve strong, vibrant 
and healthy communities. All major schemes of 10 dwellings or more will be expected to provide 
a mix of dwelling types and sizes. 
 
Exceptions to this approach will only be considered where: 
 
a) A different approach is demonstrated to better meet housing needs in the area; or 
 
b) The site location, characteristics or sustainable design justify a different approach; or 
 
c) A different approach would expedite the delivery of housing needed to meet targets and is 

acceptable in other planning terms. 
 
In considering the most appropriate mix of homes by size and type for major residential 
development proposals, the Council will take a flexible approach taking into account needs 
identified through the current Ipswich Strategic Housing Market Assessment, and any other 
evidence of local needs supported by the Council and the policies of this plan.   
 
Over the plan period, the Council will seek to secure a diverse range of housing tenures in the  
market and affordable sectors, to support the creation of mixed and balanced communities. 
Overall provision should meet the needs identified through the Ipswich Strategic Housing Market 
Assessment, where it remains up to date, and any other evidence of local needs supported by the 
Council.  Affordable housing provision within market housing schemes will be made in accordance 
with Policy CS12.   
 
For affordable housing provision, the most appropriate type, size and mix for each development 
will be guided by the Council’s Affordable Housing Position Statement, where it remains up to 
date, and the particular characteristics of the site. 
 
The Council will support Self Build, Custom Build and Co-Housing developments for residential 
accommodation in appropriate locations, in the interests of supporting high quality homes which 
meet the identified needs of the Borough.  In considering major development applications, the 
Council will consider the currently applicable Self Build Register and whether provision should be 
included within the development. 

 
8.117 A range of types, sizes and tenures of properties is needed across the plan period, rather than  

a significant majority of one type at one time. The approach set out in this policy will help to 
ensure a variety of provision. The Strategic Housing Market Assessment (SHMA) is reviewed 
approximately every three years. It analyses forecast household growth by characteristics such 



 

74 

as age and size, and considers the existing housing stock.  Whether it is up to date will be 
considered in relation to when it was prepared and any significant changes in the market since its 
preparation. 

 
8.118 The NPPF (paragraph 62) requires Councils to plan for the size, type and tenure of housing  

needed for different groups in the community. The policy above addresses the needs of 
households of different sizes, including families with children and single person households, and 
those wishing to build their own homes. Policy DM12 addresses the need for homes suitable for 
people with disabilities. Affordable housing is addressed through Policy CS12 (and CS10 at Ipswich 
Garden Suburb) and the needs of Gypsies and travellers are addressed through Policy CS11.   

 
8.119 Ipswich has a higher than average student population. Between 2001 and 2011, this population  

grew more quickly than in the Eastern Region or England. The SHMA reports over 4,500 full and 
part-time students studying at the University of Suffolk, equating to a full-time equivalent of 
3,200 students. Just over 15% of students require accommodation, with 573 resident in on-
campus halls of residence, 137 living in off-campus halls of residence and 37 in the local private 
rented sector. Some 70% of the student population are from the local area and the majority of 
these are thought to be living at their parents’ home whilst studying. The private rented 
accommodation occupied by students is located within one mile of the waterfront campus and 
there are no notable problems with students in relation to housing currently. The influence on 
the local housing market of the student population is not expected to alter over the plan period 
with any growth in numbers likely to be accommodated by the private rent sector. 

 
8.120 The proportion of older person households, in which everyone is aged over 65 is lower in  

Ipswich at 19.1% than in the HMA as a whole (24.5%), the Eastern Region (22.3%) and England 
(20.5%).  However, the SHMA forecasts that, over the plan period, this population will increase 
by 57.8% across the HMA.  In terms of specialist dwellings for older persons (Class C3b), the SHMA 
identifies that there is likely to be a surplus of 185 sheltered and extra care housing units by 2036 
in Ipswich, such that it may be necessary to convert some of this housing into mainstream 
accommodation. Therefore, Policy CS8 does not include specific provision for specialist homes for 
older persons. Where applications are made for assisted living and residential care provision, 
early discussion will be required between the applicant and the National Health Service (NHS) to 
ensure that impacts of residential care provision on the NHS are considered appropriately. 

 
8.121 The mix of new housing that would best address the needs of the local population by tenure  

for Ipswich by 2036 is: 20.5% of housing to be affordable rented, 63.5% market housing including 
private rent, and 16.1% affordable home ownership (including shared ownership and First 
Homes).  However, these figures do not take into account the funding that will be available to 
help provide subsidised housing and viability and therefore this profile is set out as a guide to the 
overall mix of accommodation needed. 

 
8.122 Table 5 below uses data from the Ipswich SHMA Part 2 Update January 2019 (Appendix 4) to  

prioritise the size of additional homes needed across the Local Plan period, by tenure.  The Council 
will have regard to this table in determining the appropriate mix of dwelling sizes in major 
residential developments. Whilst there will be a need for dwellings of all the sizes shown, the 
Council will expect proposals to include some dwellings that meet the high priorities, where 
practicable. 
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Table 5 – Size Priorities by Tenure for the Provision of New Dwellings 
 

  1-
bedroom 

2-bedroom 3-bedroom 4 or more bedrooms 

Market homes lower medium high high 

Affordable home ownership medium high high lower 

Private rent medium high high high 

Affordable/social rent medium high medium high 

 
8.123 The approach to mix on major sites reflects the fact that larger schemes can best integrate a 

variety of housing types and can do so whilst still achieving appropriate densities, according to 
their location.  

 
8.124 This policy links closely with Policy CS2, which sets out a locational approach to development 

density, Policy CS7 in setting out the housing requirement, and Policy DM23 which covers housing 
density. Density is inextricably linked with the dwelling types and sizes that a development can 
incorporate together with the amount of land needed to meet the housing requirement. Central 
sites should be high-density developments (containing a higher proportion of flats); sites in or 
close to district centres should be medium-density developments (a mix of flats and houses or 
town houses); and sites elsewhere should be low-density developments (containing a higher 
proportion of houses). 

 
8.125 It is important to strike an appropriate balance between providing freedom and flexibility for the 

housing market to operate and ensuring that a range of sites are available for different areas of 
the housing market. The exceptions in this policy allow a degree of flexibility in controlled 
conditions. For example it may be appropriate in certain circumstances for some sites to deliver 
more market housing in response to viability constraints. Additionally, where the market is failing 
to provide an appropriate level of affordable housing to meet the identified need, the Council 
may deliver up to 100% of a site for affordable housing within the context of the wider needs of 
the community.  

 
8.126 Self Build or Custom Build is defined through the National Planning Policy Framework as housing  

built by an individual, a group of individuals, or persons working with or for them, to be occupied 
by that individual. Such housing can be either market or affordable housing. It is seen to support 
the individual self-builder, or community group for the delivery of low cost sustainable housing 
on small scale infill or windfall sites, or as part of large-scale planned development, for example 
at the Ipswich Garden Suburb, and will help in the delivery of a wide choice of high quality homes. 
Under section 1 of the Self Build and Custom Housebuilding Act 2015, local authorities are 
required to keep a register of those seeking to acquire serviced plots in the area for their own 
self-build and custom house building (which may or may not be meeting affordable housing 
need). They are also subject to duties under sections 2 and 2A of the Act to have regard to this 
and to give enough suitable development permissions to meet the identified demand.  At 
September 2018, the Ipswich self build register contains 70 names.  

 
8.127 The Council will check the mix of housing being provided on large sites through the Authority  
 Monitoring Report. 

 
8.128 This policy supports Plan Objectives 2 and 4. 
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POLICY CS10: 
Ipswich Garden Suburb 

 
8.129 The presumption in favour of sustainable development requires that strategic policies should,  

minimum, provide for objectively assessed needs for housing.  Paragraph 72 of the National 
Planning Policy Framework states that the supply of large numbers of new homes can often be 
best achieved through planning for larger scale development, such as extensions to existing 
towns, provided they are well located and designed and supported by the necessary 
infrastructure and facilities.   

 
8.130 Urban regeneration objectives have led the Council to focus development into central Ipswich 

over recent years. This has supported the successful regeneration of the Waterfront and Portman 
Quarter, introducing a greater range of uses into each, thereby adding to their diversity and 
vibrancy. This strategy has seen significant redevelopment of previously developed sites within 
the town (including 93% of all housing between 2001 and 2014). It has benefited from 
rationalisation and restructuring in the employment sector away from more land intensive 
activities such as manufacturing, so that sites such as that on Ranelagh Road (formerly Compair 
Reavell) have come forward for mixed use redevelopment. However, the manufacturing sector 
has shrunk significantly and therefore it raises the question as to how far into the future the 
rationalisation of land uses in the centre of Ipswich will sustain a supply of brownfield sites. 

 
8.131 The tight urban boundary to Ipswich Borough means that there is only one area of extensive  

greenfield land still available on the periphery of the town and within the Borough. The land is 
located on the northern edge of the urban area and is known as the Northern Fringe. 
Development of the Northern Fringe following garden suburb principles would represent a major 
urban extension to the town and, therefore, it is a strategic proposal to be planned through the 
Core Strategy.  

 
POLICY CS10: IPSWICH GARDEN SUBURB 

 
Land at the northern fringe of Ipswich, which is referred to as Ipswich Garden Suburb, will  
form a key component of the supply of housing land in Ipswich during the plan period. 

  
The site, identified on the Policies Map, consists of 195ha of land which will be developed 
comprehensively as a garden suburb of three neighbourhoods:  Henley Gate neighbourhood 
(east of Henley Road and north of the railway line), Fonnereau neighbourhood (west of 
Westerfield Road and south of the railway line) and Red House neighbourhood (east of 
Westerfield Road). Over the plan period, the site will deliver land uses as set out below: 

 
Land use Approximate area in 

hectares 
 

Public Open space, sport and recreation facilities including dual 
use playing fields 

 

40 

A Country Park (additional to the public open space above) 
 

24.5 (minimum) 

Residential development of approximately 3,500 dwellings (of 
which at least 3,295 dwellings would be within the plan period) 
 

100 
 

A District Centre located within Fonnereau Neighbourhood,  
providing: 

3.5 
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a) A maximum of 2,000 sq m net of convenience shopping, 

to include a medium/large supermarket between 1,000 
and 1,700 sq m net;  

 
b) Up to 1,220 sq m net of comparison shopping; 

 
c) Up to 1,320 sq m net of services uses to include only 

restaurants, cafes, offices, public house and hot food 
takeaway uses; 
 

d) Healthcare provision; 
 

e) A library; 
 

f) A police office; 
 

g) A multi-use community centre; and 
 

h) Residential accommodation in the form of appropriately 
designed and located upper floor apartments. 
 

Two Local Centres located in Henley Gate and Red House 
neighbourhoods, together providing: 

 
i) Up to 500 sq m net of convenience retail floorspace 

     
j) Up to 600 sq m net of comparison retail floorspace; and 

    
k) Up to 500 sq m net of service uses to include only 

restaurants, cafes, offices, public house and hot food 
takeaway uses; and  
 

l) Community Centre use (which could include Country 
Park Visitor Centre use) located in Henley Gate 
 

1.5 including 0.5ha per local 
centre in the Henley Gate 
and Red House 
neighbourhoods and 0.5ha 
within the Henley Gate 
neighbourhood for the 
country park visitor centre 
and community centre. 

A secondary school within the Red House neighbourhood with 
access from Westerfield Road 

 

9 

Three primary schools (one in each neighbourhood) 
 

6 

Primary road infrastructure, including a road bridge over the  
railway to link the Henley Gate and Fonnereau neighbourhoods 

 

5 

The broad distribution of land uses is indicated on the Policies Map. The detailed strategic and 
neighbourhood infrastructure requirements for the development are included in Table 8B in 
Chapter 10. Triggers for their delivery will be identified through the Ipswich Garden Suburb 
Infrastructure Delivery Plan. 

 
Future planning applications for the site shall be supported by an Infrastructure Delivery Plan 
based on the identified infrastructure requirements set out in Table  8B. The Infrastructure 
Delivery Plan shall set out in detail how the proposed development and identified strategic 
and neighbourhood infrastructure will be sequenced and delivered within the proposed 
schemes. 

 
Overall, the Council will seek 31% affordable housing at Ipswich Garden Suburb. For each 
individual application, the level of affordable housing should be the maximum compatible with 
achieving the overall target and achieving viability, as demonstrated by an up to date viability 
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assessment which has been subject to independent review.  The re-testing of the viability will 
occur pre-implementation of individual applications within each neighbourhood. Each phase 
of development will be subject to a cap of 35% affordable housing.  The Council will seek a mix 
of affordable dwelling types, sizes and tenures in accordance with Policies CS8 and CS12. 

 
An Ipswich Garden Suburb Supplementary Planning Document (SPD) has been adopted, 
which will: 

 
i) guide the development of the whole Ipswich Garden Suburb area; 

 
ii) amplify the infrastructure that developments will need to deliver on a comprehensive 

basis alongside new housing, including community facilities and, at an appropriate 
stage, the provision of a railway crossing to link potential development phases, in the 
interests of sustainability and integration; 
 

iii) guide the detailed location of a district and two local centres and other supporting 
infrastructure; and 
 

iv) provide guidance on the sequencing of housing and infrastructure delivery required for 
the development.  
 

Development proposals will be required to demonstrate how they have had regard to the 
principles, objectives and vision of the adopted SPD.  They should positively facilitate and not 
prejudice the development of other phases of the Ipswich Garden Suburb area and meet the 
overall vision for the comprehensive development of the area as set out in the SPD. 

 
Any development will maintain an appropriate physical separation of Westerfield village from 
Ipswich and include green walking and cycling links to Westerfield station, and provide the 
opportunity for the provision of a country park as envisaged by Policy CS16 and is more 
particularly identified in the SPD. 

  
The land to the west of Tuddenham Road north of the railway line is allocated for the 
replacement playing fields necessary to enable development of the Ipswich School playing field 
site as part of the Garden Suburb development. 

 
8.132 The indicative capacity at the Ipswich Garden Suburb identified in the Strategic Housing and 

Economic Land Availability Assessment has been reduced to 3,500 dwellings following early 
capacity work on the Ipswich Garden Suburb Supplementary Planning Document. The Council has 
identified a need for 8,280 dwellings between 2018 and 2036, and the Garden Suburb forms a 
key component of meeting this need. The Council will work with Babergh, Mid Suffolk and East 
Suffolk District Councils to ensure optimum sustainable distribution of housing within the Ipswich 
Strategic Planning Area, bearing in mind the amenity and ecological value of the countryside 
outside the Borough boundary as well as within it, and the increased congestion effects of any 
development outside the Borough boundary. 

 
8.133 The policy provides for residential led development at the Ipswich Garden Suburb. The County 

Council's Structure Plan in 2001 concluded that of all major greenfield sites around the edge of 
Ipswich, the north Ipswich area was the most appropriate next one to build on. This conclusion 
was reached following an independent examination of various options. 
 

8.134 In practical terms there are no other areas within the Borough boundary that the Council could  
 realistically identify as having the potential as a location of future growth across the plan period. 
 
8.135 The infrastructure requirements at the Garden Suburb will be significant and include new roads,  
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ecological networks and green corridors, new public transport routes and services, green 
infrastructure such as allotments and sports facilities, new schools, new recreation provision, 
healthcare provision and local shopping facilities. This infrastructure can also deliver benefits to 
the existing communities in the area and help to sustain them. A comprehensive and coordinated 
approach to the development of the Garden Suburb is required to ensure the proper planning 
and delivery of this infrastructure. The Council will consider using its compulsory purchase 
powers, where necessary, to enable comprehensive development and infrastructure delivery to 
take place.  

 
8.136 The detailed infrastructure requirements of the development of approximately 3,500 dwellings  

at the Garden Suburb are identified in Table 8B in Chapter 10 of the Core Strategy. All 
infrastructure items identified through this policy and Table 8B have been identified by the 
Council and relevant providers as necessary to make the development acceptable in planning 
terms for various reasons related to ensuring sustainable development, mitigating transport 
impacts, meeting Habitats Regulations 2017 (as amended) requirements and ensuring future 
residents are well served by the necessary educational and social facilities essential to any 
successful residential development of this nature and scale. Each Ipswich Garden Suburb planning 
application will comply with the Community Infrastructure Levy Regulations tests. Table 8B 
divides the infrastructure into two categories: 
 
1. Strategic Infrastructure, which is required to mitigate the cumulative impact of, and serve the 

whole of, the Garden Suburb development. 
 
2. Neighbourhood Infrastructure, which refers to local infrastructure required primarily to serve 

the needs of the residents of the neighbourhood in which it is located. 
 

8.137 The purpose of Table 8B is to set a clear steer on what infrastructure should be provided. The 
trigger points for the delivery of the infrastructure items identified through Table 8B will be 
determined as part of the preparation of the Infrastructure Delivery Plan. This is intended to 
provide assurance as to how the development of the Ipswich Garden Suburb will be appropriately 
sequenced and supported by the necessary infrastructure. The triggers will be guided by: 

 
• Advice from key stakeholders in light of available evidence concerning existing capacity, 

likely impact and mitigation required, for example through the Transport Assessment; 
• The likely sequencing and management of development identified through Strategic Phasing 

Plan documents; 
• The desire to create cohesive neighbourhoods in the interest of securing a sustainable 

development pattern and consideration of what is necessary at various stages of the 
development in order to deliver a sustainable form of development; 

• Ensuring that the development is viable and deliverable; and 
• The availability of appropriate land. 

  
8.138 Prior to development on the Ipswich School Playing Fields site, replacement sports facilities will 

be required to be first provided in accordance with Policy DM5. The site for replacement playing 
fields is allocated to the west of Tuddenham Road and north of the railway line.  

 
8.139 The total number of dwellings likely to be accommodated within the Garden Suburb is  
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approximately 3,500. In order to ensure that any development proposed for this area conforms 
to a coherent plan, work on the supplementary planning document commenced in early 2012 
following the adoption of the Core Strategy in December 2011. Any planning application for the 
development of the area will be required to have regard to the content of the Supplementary 
Planning Document, which was adopted in March 2017. This is to ensure the proper long term 
planning of the Ipswich Garden Suburb area to deliver sustainable, integrated development. Key 
conclusions about infrastructure provision at the Garden Suburb from the Secretary of State’s 
dismissal of the appeal by Mersea Homes in September 2010 are reflected in the policy above.  

 
8.140 The Council has undertaken extensive viability work with input from the various development 

promoters at Ipswich Garden Suburb. This concludes that 31% affordable housing calculated as a 
percentage of dwellings is deliverable across the whole scheme. The Council will seek to secure 
31% affordable housing across the scheme which would equate to 1,085 affordable houses in a 
total scheme of 3,500 homes. It is further recognised that the investment needed in infrastructure 
during the early phases of development may necessitate a lower percentage of affordable 
housing, but the viable percentage will increase as the need for infrastructure investment 
decreases in the later phases to allow the overall target of 31% across the Ipswich Garden Suburb. 
The Council recognises that the levels of affordable housing will be subject to more detailed 
viability work as part of the planning application process, and for those proposals which include 
a significant scale of development, then pre-implementation re-testing of viability will be 
expected for individual applications within a proposal. In recognition of the investment and risk 
certain development promoters will be making in the early phases of their developments, a 35% 
cap on the percentage of affordable housing for each phase will be applied (i.e. phases N1(a), 
N1(b), N2(a), N2(b), N3(a) and N3(b) as set out in the Ipswich Garden Suburb Viability Assessment 
by Gerald Eve, June 2016). It may be appropriate for certain components of each phase to deliver 
more that 35% affordable housing in order to deliver the overall target of 31%. These provisions 
would be secured through the relevant planning obligations.  The development phases are 
illustrated on the map below.  

 
8.141 This policy supports Plan Objectives 2 and 3. 
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MAP 3 – IGS1 Phases of development at Ipswich Garden Suburb as defined through the Infrastructure 
Delivery Plan adopted February 2017 

 

 
 

  



 

82 

POLICY CS11: 
Gypsy and Traveller Accommodation 

 
8.142 Local housing authorities will continue to decide how best to undertake their duties to assess the  

needs of all their residents and those who resort in their area. This will be in accordance with the 
legal obligations in the Equality Act 2010. National planning policy for Gypsies and Travellers is 
set out in Planning Policy for Traveller Sites (2015) (PPTS) and requires planning authorities to use 
their evidence to plan positively to meet the needs of Gypsies & Travellers and Travelling Show 
People and Boat Dwellers. The accommodation needs of Gypsies and Travellers need to be 
considered alongside those of the 'settled' population. The PPTS amends the definition of Gypsies 
and Travellers for planning purposes to exclude those who have ceased travelling permanently. 

 
8.143 The Gypsy, Traveller, Travelling Showpeople and Boat Dwellers Accommodation Needs 

Assessment (ANA) 2017 identified the Borough’s needs from 2016 to 2036 as 27 permanent 
pitches. However, an update to the need and supply position in Ipswich undertaken during 2020 
indicates that the need for pitches 2016-2021 has been met through changes at the existing Gypsy 
and Traveller site at West Meadows, including families moving away and reorganisation of the 
site to create additional pitches. As a result, there is an outstanding need for 13 additional pitches 
to be provided in the period 2021-36. Of these, 3 are needed between 2021 and 2026, 5 between 
2026 and 2031 and 5 between 2031 and 2036. 

 
8.144 There is scope at the West Meadows site to meet the additional need over the plan period. 

Accordingly, extensions are proposed to the west and east of the existing West Meadows site  as 
sites IP400a (0.38ha) and IP400b (0.12ha) to ensure that the remaining needs to 2036 can be met 
and that the site can meet Government design requirements and expectations. The Council will 
also continue to work proactively with Gypsy and Traveller families to bring forward small sites 
which may better meet their needs. National guidance requires the Core Strategy to include a 
criteria based policy to guide the siting and location of sites for Gypsies and Travellers. Therefore, 
in addition to the extensions proposed at West Meadows, a criteria-based approach is set out in 
Policy CS11 to guide planning applications for other sites which may come forward. 

 
POLICY CS11: GYPSY AND TRAVELLER ACCOMMODATION 
 
Provision will be made within Ipswich Borough for land to meet the need for 13 permanent 
pitches for Gypsy and Traveller accommodation from 2021 to 2036, as identified through the 
Gypsy, Traveller, Travelling Showpeople and Boat Dwellers Accommodation Needs Assessment 
2017, updated to reflect changes in need and provision at 2020.       
   
The existing sites currently providing pitches for Gypsies and Travellers at West Meadows and 
Henniker Road are identified on the Policies Map and are protected for that use. 
 
Two extensions to the existing West Meadows Gypsy and Traveller site are allocated, as shown 
on the Policies Map: 
 
• IP400a - an extension is proposed to the west of the existing site (0.38ha); and 
• IP400b - to the east of the existing site (0.12ha) 
 
These will ensure that the pitch requirements to meet the needs of Gypsies and Travellers in 
the period 2021-2036 can be met and that the site as a whole can meet Government design 
requirements and expectations. Sufficient land will therefore be available at the West 
Meadows site to accommodate the need for 13 additional pitches to the end of the plan period 
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and to provide some additional flexibility if demand for additional pitches changes over the 
plan period. 
 
However, provision of smaller sites for family groups better meets the identified needs of 
Gypsies and the travelling community in Ipswich. This is the preferred option, to ensure greater 
social cohesion with the settled community. It is anticipated that such sites will be delivered 
through working closely with the gypsy and travelling community to bring forward appropriate 
planning applications. 
 
Applications for the provision of permanent pitches from or on behalf of persons meeting the 
definition of Gypsy or Traveller will be supported subject to satisfying the criteria below: 
  
a) The site should be located: 
 
i. where it would be well served by the road network; and 
ii. where it would be well related to basic services including the public transport network 
   
b) The site should be: 
 
i. accessible safely on foot, by cycle and by vehicle; 
ii. free from flood risk and significant contamination; 
iii. safe and free from pollution; 
iv. capable of being cost effectively drained and serviced, including with waste disposal and 

recycling facilities; 
v. proportionate in size to any nearby settlements, to support community cohesion; and 
vi. where possible, located on previously developed land 
 
c) The site should not have a significant adverse impact on: 
 
i. the residential amenity of immediate or close neighbours; 
ii. the appearance and character of the open countryside; 
iii. sites designated to protect their nature conservation, ecological networks, geological or 

landscape qualities; 
iv. heritage assets including their setting; and  
v. the infrastructure and services of local settlements 
 
Site identification will be carried out in consultation with the Gypsy and Traveller and settled 
communities. Site size and design will be in accordance with government  guidance. 
 
The Council will work with Suffolk County Council and other local authorities in Suffolk to 
deliver identified needs for short stay stopping sites within Suffolk.   

 
8.145 Sites for Gypsies and Travellers could be privately or publicly provided - the criteria will apply 

equally to both, as they are about creating safe and healthy living conditions and providing sites 
within a reasonable distance of basic services such as schooling. Basic services include primary 
school, secondary school, convenience store, health centre or GP surgery, children's play facility, 
pharmacy and meeting place. 

 
8.146 The ANA identifies a need for three short stay sites across the study area. The short stay work is 

both identifying suitable sites and developing a countywide short stay policy with local authorities 
and the police. 

 
8.147 The Council will work with the Gypsy and Traveller communities to ascertain need in particular 

locations, prior to the identification or allocation of sites. Pitch demand will be kept under 
review. 
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8.148 The existing site at West Meadows is a large one, which contained 42 pitches in 2017 (37 
occupied plus 5 unused). In 2020 the site had enlarged to 48 pitches (43 occupied plus 5 
unoccupied) making an increase of 6 pitches. Whilst the Council would not limit the size of new 
sites, strong evidence through the ANA is that preferences in the Gypsy and Traveller community 
locally are for smaller sites to provide pitches for family groups. 

 
8.149 Caravans, mobile homes and park homes intended for permanent residential use are classed as 

'Highly Vulnerable' for flood risk as defined in Table 2: Flood Risk Vulnerability Classification of 
the Planning Practice Guidance, are not permitted in Flood Zone 3 and require the exception test 
in Flood Zone 2. This is because, these developments are very difficult to make safe through raised 
flood levels. 

 
8.150 This policy supports Plan Objectives 2 and 11. 
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POLICY CS12: 
Affordable Housing 

 
8.151 Affordable housing is defined through the National Planning Policy Framework (NPPF) glossary  

as housing for sale or rent, for those whose needs are not met by the market, including housing 
that provides a subsidised route to home ownership or is for essential local workers.  The 
definition continues with a detailed breakdown of four types of provision:  

 

• Affordable housing for rent, which includes Social Rent and Affordable Rent; 

• First Homes, which are new build homes sold to a person or persons meeting the First Homes 
eligibility criteria at a minimum 30% discount against the market value or at a maximum of 
£250,000; 

• Discounted market sales housing which is sold at a discount of at least 20% below local market 
value; and  

• Other affordable routes to home ownership including shared ownership, equity loans, other 
low cost homes for sale, and rent to buy.  

 
8.152 The NPPF requires planning policies to reflect the type and tenure of affordable housing 

needed. The Ipswich Strategic Housing Market Assessment (SHMA) 2017 Part 2 Report identifies 
that the total annual affordable housing need in Ipswich is 239 households per year, which represents 
47.9% of the annual projected household growth in the Borough between 2014 and 2036 identified 
through the SHMA and around 50% of the need identified using the standard method. Development 
Viability remains challenging in Ipswich and this will need to be reflected in the policy 
requirements.  

 
8.153 The SHMA identifies the housing tenure mix that would best address the needs of the local  

population. It suggests an overall requirement for 19.5% of housing to be Affordable Rented and 
14.8% affordable home ownership.  This does not take into account the funding that will be 
available to help provide subsidised housing.     

 
POLICY CS12: AFFORDABLE HOUSING  
 
The Council will seek to ensure that a choice of homes is available to meet identified   
affordable housing needs in Ipswich. Outside the Ipswich Garden Suburb and the northern end of 
Humber Doucy Lane, this will be achieved by requiring major new developments of 15 dwellings 
or more (or on sites of 0.5ha or more) to provide for at least 15% on-site affordable housing by 
number of dwellings. The requirement for affordable housing does not apply to developments 
composed of 65% or more flats on brownfield sites. 
 
At least 60% of affordable housing provision shall consist of affordable housing for rent   
including social rent and the remainder affordable home ownership. 
 
The Council will only consider reducing the requirement for the proportion of affordable   
housing on a particular development site, or amending the tenure mix to include more   
affordable home ownership, in accordance with national policy or where: 
 
a) Alternative provision is outlined by the applicant within a site-specific viability assessment 

(using a recognised toolkit) and the conclusions are accepted by the Council; or 
 
b) An accepted independent review of development viability finds that alternative provision on 

viability grounds is justifiable; and 
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c) The resultant affordable housing provision would ensure that the proposed development is 

considered sustainable in social terms through its delivery of housing integration, with 
particular regard to meeting the identified need for small family dwellings where these can 
reasonably be integrated into the scheme. 

 
The presumption will be in favour of on-site provision rather than the payment of commuted sums 
in lieu of provision.  Affordable housing should be integrated into developments and should not 
be readily distinguishable from market housing. 
 
Affordable housing is defined in Appendix 4 of this document. 

 
8.154 The Ipswich Strategic Housing Market Assessment Part 2 Report 2017 and updated 2019 

indicates that the mix of housing that would best address the needs of the local population 
would be an overall requirement for 20.5% of new homes to be affordable housing for rent 
(including social rent) and 16.1% affordable home ownership (including Shared Ownership and 
Starter Homes).  Thus, affordable housing need represents approximately 36% of overall 
housing need. However, in setting the appropriate affordable housing requirement for the plan, 
the Council needs to take into account the funding available to help provide subsidised housing 
and the viability of delivery in Ipswich. The Ipswich Whole Plan Viability Report indicates that 
for most types of site (greenfield or brownfield and large or small), at least 15% affordable 
housing provision is a realistic and deliverable requirement other than in wholly or mainly 
flatted developments in the lower value area.  Therefore, to reflect the evidence in the Whole 
Plan Viability Report, flat-led developments on brownfield sites are not required to provide 
affordable housing. The 65% or more threshold constituting flat-led developments will be 
calculated based on the proportion of the total dwellings on a proposed development that 
consist of flats. For developments that are not flat-led on brownfield land, expressing the 
requirement as a minimum reflects the level of need in Ipswich and provides a starting point 
for negotiation where development values may support higher provision.  

 
8.155 The National Planning Policy Framework 2021 indicates that at least 10% of homes should be  

available for affordable home ownership, unless this would significantly prejudice the ability to 
meet the identified affordable housing needs of specific groups.  Paragraph 62 indicates that 
different groups can include those who require affordable housing. The SHMA shows that the 
affordable housing need in Ipswich is primarily for affordable housing for rent.  Therefore, the 
tenure mix set out in the policy is considered to best meet local needs.   

 
8.156 The Council will aim to supplement affordable housing provision through private developments 

by developing its own sites and providing in excess of 15% affordable housing by number of 
dwellings. This will contribute to meeting the policy requirement for affordable housing on sites 
outside the Ipswich Garden Suburb to comprise at least 15% of new homes over the Plan period. 

 
8.157 The independent review process will require the applicant to submit its development appraisal 

(to include a prediction of all development costs and revenues for mixed use schemes) to a 
Council-appointed assessor, who will produce an alternative appraisal for comparison by the 
Council. The independent review shall be carried out entirely at the applicant’s expense. Where 
little or no affordable housing would be considered viable through the appraisal exercise, the 
Council will balance the findings from this against the need for new developments to provide 
for affordable housing in the Borough. In negotiating a site-specific provision with the applicant, 
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the Council will have regard to whether or not the development would be considered 
sustainable in social terms. 

 
8.158 The Ipswich 2005 Key Worker Study recognised the need for appropriate housing for key 

workers, but also found that key workers' wage rates compared well with other pay levels in 
the local economy. More recently, the 2017 Ipswich Strategic Housing Market Assessment 
(SHMA) Part 1 Report found that Ipswich has better affordability (house prices in relation to 
workplace earnings) than both the rest of the Ipswich Housing Market Area and the England 
benchmark (SHMA Chapter 6). For this reason, we believe that current affordable home 
ownership arrangements (e.g. through Help to Buy) meet the needs of key workers locally. 
Therefore, whilst the policy does not provide specifically for key workers, their needs would be 
met through the affordable housing provision this policy requires. 

 
8.159 Policy CS17 sets out the approach to delivering infrastructure in the Borough and re-iterate  

the legislation governing the Community Infrastructure Levy that affordable housing will remain 
outside the standard charge system.  

 
8.160 The NPPF definition of affordable housing will apply in implementing this policy.  

 
8.161 The policy implements Plan Objectives 2 and 11. 
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Work 
 
8.162 It is equally important that the Council plans for employment issues as well as for new housing. This 

section addresses the strategic issues for jobs growth within Ipswich and the Ipswich Strategic 
Planning Area to 2036.  

 
8.163 It is divided into the following two Policies: 
 

Policy CS13:  
Planning for Jobs Growth 

 
Policy CS14: 
Retail Development and Main Town Centre Uses 

 
8.164 These are addressed in turn below. 
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POLICY CS13: 
Planning for Jobs Growth 

 
8.165 Whilst the focus of monitoring and meeting delivery targets is generally on residential 

development at a national level, it is essential that housing growth in Ipswich is supported by 
employment growth. 

 
POLICY CS13: PLANNING FOR JOBS GROWTH 
 
The Council will promote sustainable economic growth in the Ipswich Strategic Planning 
Area, with a focus on the delivery of jobs within the Borough. It will encourage the 
provision of approximately 9,500 jobs in the Borough between  2018 and 2036 by: 
 
a)  allocating a range and choice of sites amounting to at least 23.2ha of land for 

employment development (in Use Classes E(g), B2 and B8) through the Site 
Allocations and Policies (incorporating IP-One Area Action Plan) Development Plan 
Document Review. Conditions to prevent changes of use from employment uses to 
non-employment uses in Use Class E(g) may be applied to permissions where this is 
necessary and reasonable in line with national policy; 

 
b)  protecting land for employment uses in existing employment areas defined on the 

Policies Map, including the function and strategic role of the port to Ipswich; 
 
c)  allocating land for other employment-generating uses including education, leisure, 

tourism and hospitality, and retail, through the Site Allocations and Policies 
(incorporating IP-One Area Action Plan) Development Plan Document Review; 

 
d)  supporting the continued growth of the University of Suffolk and Suffolk New College 

in order to raise skills and qualifications levels in the workforce; and 
 
e)  taking a lead with local partners to ensure that coordinated action is taken to 

encourage sustainable economic growth and protect local jobs, through 
implementing local and sub-regional economic strategies 

 
8.166 Ipswich is a key economic driver of the Ipswich Strategic Planning Area within the Suffolk 

Economy. Jobs are defined as the Total Employment Jobs (000s) as set out in the EEFM (August 
2017). 

 
8.167 The Council has updated its economic evidence through joint studies for the Ipswich Economic 

Area. The Economic Sector Needs Assessment (ESNA) 2017 identifies the amount of land 
needed for E(g), B2 and B8 employment development in the Borough, and the Employment 
Land Supply Assessment 2018 assesses the quality of employment land within the Borough. The 
Employment Land Supply Assessment has informed the Strategic Housing and Economic Land 
Availability Assessment. As a result, some land previously allocated or protected for 
employment uses has been re-allocated to residential or mixed uses through the Local Plan 
Review.  The Employment Sector Needs Assessment identifies a minimum need for 28.3ha of 
employment land in Ipswich 2014 to 2036.  A pro rata adjustment to update the baseline date 
to 2018 results in a calculation of at least 23.2ha.   

 
8.168 The allocation and protection of employment land through the Local Plan complements the 

Borough’s updated Economic Development Strategy 2018, which has the overarching goal to 
improve the economic competitiveness of Ipswich and all it has to offer. This aligns with the 
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Industrial Strategy ‘Building a Britain Fit for the Future’ which aims to create an economy that 
boosts productivity and earning power throughout the UK. The Ipswich Economic Development 
Strategy is based around four Strategic Priorities. These are: 

 

• Strategic Priority 1: Promote Ipswich as a prominent and sustainable place to invest and 
grow businesses; 

• Strategic Priority 2: Stimulate a successful town centre and retail experience; 

• Strategic Priority 3: Inspire Ipswich to be the best place to live, work, learn and visit; and 

• Strategic Priority 4: Prioritise Ipswich’s strategic Infrastructure. 
 

8.169 The ESNA (2017) anticipated that between 2014-2036 Ipswich Borough Council would 
experience a jobs growth of 19,040 jobs. When re-calculated on an annual basis to cover the 
emerging Local Plan period (2018-2036) this equated to a total jobs forecast of 15,577 jobs. The 
above results were arrived at using the 2016 East of England Forecasting Model (EEFM) dataset. 
However, since the 2016 EEFM dataset was used in the 2017 ESNA, the 2017 EEFM dataset has 
been released. The jobs forecast for Ipswich over the Plan Period when using the 2017 EEFM 
dataset shows a significant reduction to 9,318 jobs (-40%) when compared to the 2016 EEFM 
output of 15,577 jobs. Paragraph 16 of the NPPF (2021) states that plans should be prepared 
positively in a way that is aspirational but deliverable and the standardised methodology for 
housing has shown a reduction in the amount of housing required over the plan period 
compared to previously identified objectively assessed needs. The effect of the 2017 EEFM 
dataset release on the jobs forecast for the other ISPA authorities results in a decrease as well 
although less significant in terms of the proportion of job changes than Ipswich. In addition, the 
other authorities have also allocated amounts of land for employment that are considerably 
higher than the baseline level established through the 2017 ESNA. Overall, due to the lower 
levels of housing growth set out in the standardised methodology and the significant reduction 
in jobs forecast in the 2017 EEFM, the Council has selected an aspirational but deliverable jobs 
target of approximately 9,500 jobs. 

 
8.170 The Economic Strategy for Norfolk and Suffolk has been developed by the New Anglia Local  

Enterprise Partnership (LEP) and endorsed by the Council. The overall objective of the LEP’s 
strategy is to generate growth across all sectors, focusing on creating high value, highly skilled 
jobs and industries, whilst also providing the technical skills, access to innovative techniques 
and support that all businesses and the wider workforce needs to succeed.  Ipswich has been 
identified as one of six ‘Priority Places’ in the Economic Strategy for Norfolk and Suffolk, as 
evidence shows there are significant opportunities and commitment for continued growth 
within the town. The plan sets out key development and investment targets for Ipswich. The 
high level ambitions set out in the Economic Strategy for Norfolk and Suffolk, as well as the 
Suffolk Growth Framework, are supported by the Ipswich Borough Council Economic 
Development Strategy. The ESNA makes clear that the 23.2ha figure is the minimum quantum 
of land that should be planned for. The ELSA also recognises that higher levels of employment 
growth could be achieved and that there is a need to plan for a range and choice of sites to 
meet the needs of different potential employers. Therefore, Policy CS13 takes a positive 
approach to facilitating employment provision above the minimum identified requirement. The 
Site Allocations and Policies (incorporating IP-One Area Action Plan) DPD Review achieves this 
by allocating 28.34ha of land for employment uses. The Council will ensure that enough land is 
available, including a variety of site sizes and locations to suit different employment-generating 
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activities. Appropriate employment-generating sui generis uses are defined through Policy 
DM33. 

 
8.171 It should be noted that the jobs growth aspiration covers all sectors and not just the 

employment use classes of E(g) (formerly Use Class B1), B2 general industry and B8 
warehousing and distribution.  

 
8.172 Under the September 2020 amendments to the Town and Country Planning (Use Classes) Order  

1987 (as amended), employment uses that were formally B1 prior to September 2020 are now in 
the same use class (E) as a wider range of uses, including shops, restaurants and cafes. The 
employment uses that were formally B1 are identified under part “g” of Use Class E (E(g)).  
Conditions may be applied on employment development that falls within Use Class E(g) to 
prevent changes of use from Use Class E(g) to other Use Class E uses, where this is necessary to 
ensure that the Council is able to retain or provide sufficient land for employment development 
to meet the requirements of the Plan, and, to ensure that the location of main town centre uses 
complies with the sequential test set out in national policy and  does not undermine the vision, 
objectives and overall strategy of the Local Plan Review. Each application will be judged on its 
own merits as to whether conditions are reasonable and necessary in each instance. 

 
8.173 In allocating sites for employment development, the Council will take account of the sectors 

projected to have the highest jobs growth over the plan period as identified in the Suffolk Growth 
Strategy and those growth sectors identified in the New Anglia Local Enterprise Partnership 
Economic Strategy for Norfolk and Suffolk (2017). These include: 

 
• advanced manufacturing and engineering; 
• energy; 
• information and communication technology, tech and digital creative; 
• financial services and insurance; 
• advanced agriculture, food and drink; 
• transport, freight and logistics; 
• life sciences and biotech; 
• visitor economy – tourism and culture; and 
• construction and development. 

 
8.174 The sectors which are particularly well represented in Ipswich are:  information and 

communication technology, tech and digital creative; financial services and insurance; and 
transport, freight and logistics. 

 
8.175 Office uses are directed to the Town Centre through the approach to the location of development  

set out in Policy CS2. This will further be reflected in site allocations to be made in the Site Allocations 
and Policies (incorporating IP-One Area Action Plan) Development Plan Document Review and is in 
accordance with the National Planning Policy Framework, which defines offices as a town centre 
land use. Economic growth and home working are also supported through Policy CS5 which 
supports the provision of full fibre broadband to new development within the Borough. 

 
8.176 The tourism sector, education sector and Ipswich Port are significant sectors in Ipswich. New  

development should be sensitive to existing uses including those at the Port of Ipswich and 
avoid potential impacts which may prejudice the continued operation of the Port. Policies 
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elsewhere in this plan and/or the Site Allocations and Policies (incorporating IP-One Area Action 
Plan) Development Plan Document Review set out the approach to arts, cultural and tourism 
provision in the Town, the Education Quarter and employment areas including the Port. The 
Council will support the University of Suffolk by safeguarding the campus for uses related to its 
operation. 

 
8.177 The Council will work with partners and the market to aid jobs delivery. Particularly important  

will be joint work through the Suffolk Growth Strategy and with the New Anglia Local Enterprise 
Partnership to deliver the infrastructure needed for jobs.  

 
8.178 The Council will also work through other areas of service delivery to support jobs growth, for  

example through marketing, promotion and investment activity to support employment, where 
appropriate. 
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POLICY CS14: 
Retail Development and Main Town Centre Uses 

 
8.179 As the County Town serving a significant rural hinterland, Ipswich is an important focus for 

shopping, working, sport, culture, leisure, education and civic life for Ipswich residents and a wider 
population. 

 
8.180 Within the Ipswich Strategic Planning Area the population is forecast to grow over the plan period,  

which will generate new retail expenditure. However, neighbouring centres such as Colchester 
and Bury St Edmunds have both enjoyed more recent investment in town centre retailing. In 
addition, there are other pressures on the centre such as the general decline in the performance 
of the high street, forecast business rate increases and store closures in the near future, nearby 
out of town retail parks largely outside the Borough, and internet shopping. Recent evidence 
and government policy encourages town centres to create environments that successfully 
complement shopping with other uses, such as food and leisure uses, in a way that sets them 
apart from online shopping or out-of-town retail parks. Therefore there is no room for 
complacency in planning to maintain and enhance Ipswich's role as a regional centre. 

 
8.181 Improving the retail offer in Ipswich is an important objective of the Council. It is recognised that  

this needs to be done in as sustainable a manner as possible having regard to transport issues 
and the importance of increasing the vitality and viability of the central area and key district centres 
(see Policy CS2). 
 

8.182 The Ipswich Central Shopping Area sits in the historic core of the town to the north of the 
Waterfront.  It has the advantages for the user of being attractive, compact and largely 
pedestrianised. The area is also a focus for other town centre activities such as the New Wolsey 
Theatre, the Regent Theatre and the Town Hall and Corn Exchange. The Central Shopping Area is 
complemented by a growing specialised retail role with food and drink venues in the vicinity of the 
Waterfront. It is important that the Council manages the physical and functional linkages between the 
two areas to maintain a positive relationship and ensure that retail development at the Waterfront 
does not harm the vitality and viability of the Town Centre.  

 
POLICY CS14: RETAIL DEVELOPMENT AND MAIN TOWN CENTRE USES 
 
The Council will promote high quality investment and development in Ipswich Central Shopping 
Area, to maintain and enhance its attraction and market share, and strengthen its regional role.  
  
The Council has allocated land for 10,000 sq.m net of new comparison retail floorspace up to 2031,  
in accordance with the national requirement to allocate suitable sites in town centres to meet likely 
need looking at least ten years ahead. This reflects the Ipswich Vision Strategy for the Town Centre, 
the scale of housing growth set out in the plan, latest household projections an the most up-to-date  
evidence and monitoring of market conditions and the changing nature of the high street. The 
Council will review retail need  within five years to ensure that this approach best supports the 
success of the Town Centre. The need for convenience floorspace over the same period will be met 
by the new District Centre at Ipswich Garden Suburb allocated through Policy CS10. 
 
In the District Centres and Local Centres, the Council will encourage retail development of a scale  
appropriate to their size, function and catchment. 
 
Through the Site Allocations and Policies (incorporating IP-One Area Action Plan) Development Plan 
Document Review, the Council has: 
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  • amended the Central Shopping Area and frontage zones to deliver flexibility; 
 • strengthened north-south connectivity through the Town Centre; and 
 • allocated sites within defined centres for retail development. 
 
This will enable the delivery of additional floorspace to diversify the retail offer.     
 
The Council will direct other town centre uses including offices, leisure, arts, culture, tourism and 
hotel developments into the town centre area, with some provision being appropriate in the Central 
Shopping Area and Waterfront, in recognition of the area’s good accessibility by public transport, 
cycle and foot.  
 
The Council will also promote environmental enhancements and urban greening to the town centre 
through the Public Realm Strategy Supplementary Planning Document and improved public 
transport accessibility. 

 
8.183 The Ipswich Retail and Commercial Leisure Study 2017 identified the following needs for the  

Borough in 2036: 
 

• There is no need for comparison goods (non-food) retailing floorspace in the short-term up 
to 2021; 

• In the medium-long term there is significant capacity of at least 34,800sq.m net for new town 
centre comparison goods (non-food) retailing to 2036; 

• Additional capacity of at least 1,600sq.m net convenience goods retail floorspace; 
• A need for improvements to the existing retail stock; 
• Town Centre environmental improvements, enhancements to the linkage between the 

Town Centre and the Waterfront, and, implementation of a Marketing Strategy; 
• Limited capacity for higher brand national multiple comparison retailing;  
• A need for an additional department store to anchor the town's retail offer; 
• A need for improved food and drink uses within the town centre, prioritised outside the 

primary shopping zone; 
• A need to promote existing arts and cultural activities and improving the marketing of this;   
• Provision of a five star hotel with a conference venue; 
• Boost the evening economy through considering more leisure activity within the centre; 

and 
• A need for large and modern shop units to satisfy the needs of major retail and leisure 

operators. 
 
8.184 An amended Central Shopping Area with additional retail site allocations will go some way to  

addressing these gaps in the offer, subject to general market conditions. Sites are allocated 
through the Site Allocations and Policies (incorporating IP-One Area Action Plan) Development 
Plan Document Review (Policy SP28). In addition to the allocation of sites, the amount of net 
comparison floorspace proposed takes into account the scale of housing growth set out through 
Policy CS7 and vacant units present in the Central Shopping Area, such as the former British Home 
Stores building (3,316sq.m net). Clearly delivery will be the key to success, and the Council will 
work with others and through its own land holdings and as local planning authority to achieve it. 
In addition the Council will evaluate the practicalities of improving evening access in the principal 
pedestrianised streets after normal trading hours, to encourage the use of facilities in the evening.  

 
8.185 The Council will work with Ipswich Central, landowners and other partners to develop an active  
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strategy to bring vacant premises in the Town Centre back into active use or, at a minimum, to 
introduce a scheme to make vacant premises look more visually attractive. Environmental 
enhancements and urban greening in the Town Centre are supported but must have consideration 
as to the impact on CCTV provision throughout the Town. 

 
8.186 An increase in the retail offer of key District Centres is likely to be supported provided the 

retail offer is of a scale relevant to the catchment of that centre rather than the Town as whole. 
Enhancing the facilities available in district centres can help to provide more choice for local 
residents within walking distance of their homes.  

 
8.187 The Site Allocations and Policies (incorporating IP-One Area Action Plan) Development Plan  

Document Review amends the Central Shopping Area south-western boundary from that 
shown in the 2017 Local Plan to include parts of Princes Street, and exclude the former police 
station site at Elm Street. Enhancing the Town Centre and planning for it to be multi-functional 
forms an important part of the strategy for urban renaissance in Ipswich over the plan period. 

 
8.188 Issues associated with the uses permitted within centres are addressed within Part C of this  

document. 
 

8.189 This policy implements Plan Objectives 2 and 7. 
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Learn 
 
8.190 Whilst the previous two areas of 'LIVE' and 'WORK' make up the main components of the Core  

Strategy along with the 'INFRASTRUCTURE' section, the Council recognises the importance of 
education to the development of the Town. This section therefore addresses the strategic 
component of this issue. The more detailed elements are left to the Site Allocations and Policies 
(incorporating IP-One Area Action Plan) Development Plan Document Review. 

 
There is only one policy relevant to this topic: Policy CS15: Education. This is dealt with below. 
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POLICY CS15: 
Education Provision 

 

8.191 In planning for sustainable growth, it is essential that high quality education provision is available  
at all levels, in order to offer people the best possible opportunities to fulfil their potential and 
to enhance qualification and skills levels in the workforce. This includes opportunities for 
retraining or other lifelong learning. Ipswich fares relatively poorly in levels of educational 
attainment when compared with county and regional averages. It is a key objective of the Council to 
improve educational attainment and skills levels and access to such opportunities. 

 
POLICY CS15: EDUCATION PROVISION 
 
The Council will continue to support the development of educational facilities at Suffolk New 
College and the University of Suffolk.  Land for the further development of these facilities will 
be identified and safeguarded for education use through the Site Allocations and Policies 
(Incorporating IP-One Area Action Plan) Development Plan Document Review.  
 
The Council supports the upgrading of education facilities and will seek to ensure that 
community access to school facilities is maximised. Should school facilities become redundant, 
any application for a non-community use will need to be supported by evidence that the facility 
and site is no longer needed for community uses. 
 
New primary school provision will be needed to meet the demands of growth. Sites for new or 
extended primary schools in Ipswich will be identified through the Site Allocations and Policies  
(incorporating IP-One Area Action Plan) Development Plan Document Review. Development  
adjacent to existing schools should not compromise the ability of schools to expand to an  
appropriate size in future. 
 
Any additional nursery and children's centre provision will be encouraged to locate within or 
adjacent to District and Local Centres or co-located within schools in order to facilitate linked 
trips by parents. Where land is available, this would also apply to schools. The sustainable 
location of such facilities so that they are accessible by walking, cycling or public transport will 
be a requirement. 
  
Education needs associated with development at the Ipswich Garden Suburb are identified, a 
secondary school site allocated and broad locations for primary schools safeguarded through 
Policy CS10 of this plan and the Policies Map.  The sports facilities associated with the secondary 
school will be required to be made available for dual use by the community. 

 
8.192 The developments at Suffolk New College and the University of Suffolk are vitally important to  

the future well-being and prosperity of the Town. The Council has been fully supportive of these 
initiatives and it is important that this support continues. 

 
8.193 It is not considered by the County Council that a new secondary school site is required within the  

Borough boundary other than at the Ipswich Garden Suburb (see Policy CS10).  
 
8.194 Ipswich Borough Council has worked with Suffolk County Council to identify where new or  

extended primary and secondary school provision, and early years provision, will be needed over 
the plan period, in accordance with paragraph 95 of the National Planning Policy Framework. The 
Council has taken a positive approach to identifying sites for such provision through Policy CS10 
of the Core Strategy and Policies Development Plan Document Review and Policy SP7 of the Site 
Allocations and Policies (incorporating IP-One Area Action Plan) Development Plan Document 
Review.   
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8.195 The Council is supportive of the principle to substantially upgrade education facilities and  

recognises that there is a need for substantial regeneration within existing sites. However, in 
some cases school facilities are not available for community use out of hours. The Council will 
therefore press for the community use of facilities where possible. 

 
8.196 At primary level, whilst local issues will be set out within the Site Allocations and Policies  

(incorporating IP-One Area Action Plan) Development Plan Document Review, the specific growth 
related development pressures and the need to improve facilities are considered to necessitate 
new or extended primary school provision within the Town. These are facilitated within the Site 
Allocations and Policies (incorporating IP-One Area Action Plan) Development Plan Document 
Review and are included within the list of strategic projects in Part D. 

 
8.197 At pre-school level the Council recognises the importance of nursery and children's centre  

provision and the importance of these being located in sustainable locations.   
 
8.198 Measures identified to mitigate the impact of traffic on congestion and air quality could assist in  

ensuring sustainable travel to educational establishments and new education development will 
be expected to encourage sustainable means of transport.  
 

8.199 This policy supports Plan Objectives 4 and 10. 
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Play 
 
8.200 Cultural facilities, including leisure, play and sporting provision, are important for residents and  

visitors to the Town, as is open space. 
 

8.201 The Government in the National Planning Policy Framework points out how open space, sport  
and recreation can support many different objectives, including making an important contribution 
to the health and well-being of communities. There is one key policy under this heading, which is 
Policy CS16. 
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POLICY CS16: 
Green Infrastructure, Sport and Recreation 

 
8.202 Ipswich contains a variety of public and private open spaces and sport and recreation facilities  

that serve a range of different functions. The strategic spaces, ecological networks, green 
corridors and facilities contribute fundamentally to the character and appearance of the town, 
and to quality of life. Examples include: the River Gipping corridor, the importance of which is 
recognised through the River Strategy; Belstead Brook Park; Orwell Country Park; and the large 
town parks such as Christchurch Park, Holywells Park, Chantry Park and Bourne Park. There are also 
smaller local spaces and facilities, which are essential for sustaining communities. The Ipswich 
Open Space, Sport and Recreation Study 2009 (as updated in 2017) identifies all the different 
types of open space, sport and recreation facility. Open space provision is generally lowest in the 
north of the Borough, with an under-provision of parks and gardens in the North West and North 
East Area Committee areas, amenity green space in the North East area, and natural and semi-
natural green space in the North West, Central and North East areas. Other deficits affect more of 
the Borough, for example there is a significant shortfall in provision for young people across the 
Borough (such as skateparks, kickabout areas and youth shelters). 

 
8.203 As the Borough grows, it is essential to protect, enhance and extend the network of open  

spaces, ecological networks, canopy cover, green corridors, and sports and recreation facilities. 
This is important in order to: allow people access to green space and nature; strengthen ecological 
networks that enable wildlife to migrate more easily around the Town; link inner and outer 
parts of the Borough by providing walking and cycling routes; provide opportunities for formal 
and informal recreation; and to enhance the appearance of the Town. The potential benefits are 
many - for example improved biodiversity, health and fitness, flood attenuation and better air 
quality. 

 
8.204 The National Planning Policy Framework states that local planning authorities should set out a  

strategic approach in their local plans, planning positively for the creation, protection, 
enhancement and management of networks of biodiversity and green infrastructure.  It also 
requires local authorities to set local standards for open space, sport and recreation facilities, 
based on a local assessment of needs. It states that existing sites and facilities should not be built 
on unless they have been shown to be surplus. 

 
POLICY CS16: GREEN INFRASTRUCTURE, SPORT AND RECREATION 
 
The Council will safeguard, protect and enhance biodiversity and the environment by working in 
partnership with others to ensure that our parks and open spaces are well-designed, well 
managed, safe and freely accessible, encouraging use and benefitting the whole community. The 
Council will enhance and extend the ecological network and green corridors, blue corridors, 
open spaces and sport and recreation facilities for the benefit of biodiversity, people and the 
management of local flood risk. It will do this by: 
 
a) requiring all developments to contribute to the provision of open space necessary for that 

development in accordance with Policy DM6; 
 
b)  requiring major new developments to include usable on-site public open spaces and wildlife 

habitat. On-site provision must create a network or corridor with existing green 
infrastructure where such an ecological network or green corridor exists beyond the site 
boundaries; 
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c) supporting proposals or activities that protect, enhance or extend open spaces and sport and 
recreation facilities, including water and river-based activities; 

 
d) working with partners to prepare, implement and monitor the Recreational Disturbance 

Avoidance and Mitigation Strategy and other strategies and management plans for green 
spaces, including an Orwell Country Park management plan, that will result in a reduced 
impact upon birds in the Orwell Estuary; 

 
e) supporting the Greenways Project in working with communities and volunteers to manage 

green corridors in Ipswich; 
 
f) support the enhancement of canopy cover and ecological networks; 
 
g)   working with partners to improve green infrastructure provision and link radial ecological   

networks and green corridors with a publicly accessible green trail around Ipswich; 
 
h)   working with strategic partners and developers to ensure the provision of a new country 

park and visitor centre within the Ipswich Garden Suburb, and an extension to Orwell 
Country Park; 

 
i) promoting improved access to existing facilities where appropriate;  
 
j) reviewing the Town's estate of sports facilities to consider how they can best meet the 

needs  of a growing population; and 
 
k) working with local police and community partners to ensure that appropriate opportunities 

to design out crime have been taken prior to the commencement of any project and as part 
of the on-going management of any open spaces, sport or recreational facilities. 

 
Policies in this plan and the Site Allocations and Policies (incorporating IP-One Area Action Plan) 
Development Plan Document Review identify existing, new and proposed open spaces, sport and 
recreation facilities, green corridors and networks and allocate sites for new open spaces and 
facilities. 

 
8.205 The Council considers that an integrated network of accessible open spaces, sport and recreation  

facilities is an essential part of the Borough's infrastructure and character. It provides 
opportunities for formal and informal recreation and sport, for wildlife to flourish and migrate 
around the area and for sustainable travel around the Town on foot or by cycle. It also improves the 
townscape, helping to break up and soften the urban area. The Policies Maps and Plans 5 and 6 
identify the sites and networks.  

 
8.206 A development management policy in Section C of this document and Appendix 3 set out the  

local standards of provision of open spaces and sport and recreation facilities, based on the Ipswich 
PPG17 Study, which has been updated by the Council’s Parks and Open Spaces team. The 
Infrastructure Plan in Section D of this document sets out the strategic green infrastructure needs. 
The Council recognises that it will need to work with neighbouring local authorities to implement 
this, as realistically parts of any such network will be outside the Borough boundary. Strategic needs 
were identified by the Haven Gateway Green Infrastructure Strategy and the Council will 
consider the recommendations in planning future provision. In relation to the proposed ‘green 
trail’, the Council will work with neighbouring local authorities to address cross boundary green 
infrastructure provision and identify sites or routes later in the plan period. 

 
8.207 Open spaces can perform more than one function. An important role for some open spaces  



 

102 

will be to act as flood water storage areas or flood paths. Flood risk assessments should where 
possible and appropriate, identify areas in valley bottoms at risk of flooding as flood management 
assets and keep them open. Natural flood management can help to reduce flooding by working 
with natural process, reconnecting watercourses with flood plains to enhance flood storage in 
times of need and taking opportunities to restore watercourses to a naturalised state. This should 
be considered and incorporated into developments whenever opportunities arise. Such 
measures can provide benefits in terms of biodiversity, amenity, health and wellbeing and should 
be incorporated into the scheme design from the outset. 

 
8.208 The Council is investigating the need for sports, cultural and leisure provision in Ipswich. This will  

include a review of how the Borough's sports halls and school facilities can best meet the need 
for additional sports provision. 

 
8.209 One of the findings of the Appropriate Assessment of the Core Strategy and Policies DPD  

Review was that the combined growth in Ipswich Borough and Suffolk Coastal District could 
harm the Special Protection Area in the Orwell Estuary, and could contribute to harm to European 
nature conservation sites in the Suffolk Coast and Heaths AONB. Policy CS16, particularly CS16 
(d) and CS16 (h) commit the Borough Council to working with others to ensure the necessary 
mitigation is provided so that harm is avoided.  

 
8.210 The Council, working jointly with the other local authorities in the ISPA, have been working on  

the Recreational Disturbance Avoidance and Mitigation Strategy (RAMS) to mitigate the pressure 
caused by new developments on the internationally designated Special Protection Areas, Special 
Areas of Conservation and Ramsar sites.  The partnership work, supported by Natural England, 
has established a strategy to mitigate the impacts and is supported by a Supplementary Planning 
Document (SPD) which provides further details in respect of cost implications and subsequent 
implementation. It should be noted that there will be instances where on-site mitigation is 
required in addition to a financial contribution towards the RAMS, in consultation with Natural 
England, for example the Ipswich Garden Suburb Country Park.  

 
8.211 This policy links closely to Policy CS17 and, as part of the standard charge payable in association 

with new developments, will relate to the provision of strategic green infrastructure for the Town. 
 

8.212 This policy implements Plan Objective 9. 
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Infrastructure 
 
8.213 For development to take place in an appropriate manner it is essential that proper consideration  

is given to the infrastructure needs associated with the levels of development proposed. Whilst 
many infrastructure issues will just relate to individual developments, the Council believes that there 
are four areas where there is a need for strategic consideration of relevant issues within this 
document. These are: 

 
Policy CS17:  
Delivering Infrastructure 
 
Policy CS18:  
Strategic Flood Defence 
 
Policy CS19:  
Provision of Health Services 
 
Policy CS20: 
Key Transport Proposals 
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POLICY CS17: 
Delivering Infrastructure 

 

8.214 It is critical that Ipswich receives the infrastructure it needs to support the delivery of both  
housing and jobs growth, and to ensure that existing communities can be sustained. It is 
important that growth should bring benefits to, and not adversely affect the quality of life of 
existing communities. The development at Ravenswood has shown how a new urban community 
can be developed, such that housing is delivered alongside schools, shops, open space, bus 
services and other facilities. 

 
8.215 There are a number of ways to ensure infrastructure delivery through the planning system. The  

existing system in Ipswich is that of developer obligations secured in Section 106 Agreements, 
which cover on and off-site requirements including affordable housing, open space provision, 
transport measures, and education provision. However, this system has not adequately picked up 
more strategic infrastructure impacts or needs. Department for Education have indicated that they 
are able to forward fund schools in advance of the S106s being signed to assist growth and 
delivery. 

 
8.216 Therefore, the Council is considering whether it shall adopt a standard charge approach to  

the delivery of infrastructure alongside Section 106 Agreements, which was brought into force by 
the Community Infrastructure Levy (CIL) Regulations in April 2010. This would permit the Council 
to pool developer contributions raised through the levy and spend on infrastructure requirements 
for both the neighbourhood in which the development forms a part and the whole of Ipswich, 
although in turn would limit the use of Section 106 Agreements. A review of the best way forward 
with securing infrastructure funding is ongoing. 

 
8.217 Infrastructure can take many different forms. Appendix 2 to this plan lists the types of 

infrastructure referred to in this policy. 
 

POLICY CS17: DELIVERING INFRASTRUCTURE 
 
The Council will require all developments to meet the on and off-site infrastructure requirements 
needed to support the development and mitigate the impact of the development on the existing 
community and environment. 
 
Each development will be expected to meet site related infrastructure needs and in order to 
meet the requirements of Policy CS5 in relation to wider modal shift objectives, development 
proposals will include off-site works or financial contributions towards delivery of sustainable 
transport improvements. Where the provision of new, or the improvement or extension of 
existing, off- site infrastructure is needed to support a new development or mitigate its impacts, 
and it is not anticipated that the infrastructure will be provided through CIL, the development 
will be required to contribute proportionately through a Section 106 Agreement commuted sum, 
or other  mechanism as agreed with the Council. 
 
Section 106 Agreements will apply to all major developments and some minor developments but 
may be varied according to: 
 
a) the scale and nature of the development and its demonstrated viability; and 
 
b) whether or not a planning obligation meets all of the statutory reasons (‘tests’) for granting 

planning permission. 
 



 

105 

The broad categories of infrastructure to be secured or financed from new  developments are 
as follows and detailed further in Appendix 2: 
 
 i.  highways and transport, including measures to achieve modal shift; 
 ii. childcare, early years and education; 
 iii. health including acute care and emergency services; 
 iv.      environment and conservation; 
 v. community and cultural facilities including heritage and archaeology; 
 vi. sport and recreation; 
 vii. economic development; and 
 viii. utilities.  
 
Key strategic infrastructure requirements needed to deliver the objectives of the Core Strategy 
include the following (not in priority order): 
 
  ix. Ipswich flood defences; 
  x.  sustainable transport measures and accessibility improvements between the  

  Central Shopping Area, Waterfront and railway station; 
 xi. measures to increase and maximise east-west capacity in the public transport  

 system to ease congestion; 
 xii. strategic education provision of new schools; 

xiii. strategic green infrastructure including a country park; 
xiv sports and leisure facilities serving the whole Borough; 
xv. community facilities including GP surgeries, health centres and key acute  

   inpatient and outpatient facilities; 
xvi. water management infrastructure; 
xvii.  new primary electricity substation in Turret Lane;  
xviii. town centre environmental enhancements; and 
xix.    ultrafast broadband and the opportunity for full fibre broadband to the   

     premises (FTTP). 
 
There are specific requirements linked to the Ipswich Garden Suburb that are identified in the 
Ipswich Garden Suburb supplementary planning document that has been adopted in advance of 
any development taking place there. 
 
The Council will seek contributions to ensure that the mitigation measures identified in the 
Habitats Regulations Assessment and in the Recreational Disturbance Avoidance and Mitigation 
Strategy can be addressed and delivered, including for any measures not classified as 
infrastructure. 

 
8.218 Growth requirements across the Borough will place additional pressure on existing infrastructure  

and will therefore require improvements to be made to existing infrastructure, and the provision 
of new infrastructure. A number of pressures can be relieved through site-specific provision such 
as open space and children's play areas. However, there are other infrastructure improvements 
and requirements that cannot always be accommodated on-site, or that relate to strategic off-
site facilities serving the whole neighbourhood or Borough. It is therefore considered appropriate 
to pool developer contributions towards off-site provision to help ensure its delivery. Table 8A in 
Chapter 10 identifies the infrastructure proposals required to support growth. Development may 
need to be phased to ensure the provision of infrastructure in a timely manner. Conditions or a 
planning obligation may be used to secure this phasing arrangement. 

 
8.219 Responsibility for the delivery of infrastructure will be shared between developers, Ipswich  

Borough Council and key partners such as the New Anglia Local Enterprise Partnership, utilities 
companies, National Highways, Suffolk County Council, neighbouring local authorities, the 
Environment Agency, Homes England, Natural England and local community groups. Transport 
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mitigation measures are identified through the Ipswich Strategic Planning Area (ISPA) Local Plan 
Transport Mitigation Strategy and Policy CS20.  They may be secured in different ways:  the 
provision of site-specific physical transport infrastructure and sustainable travel measures, 
secured through section 106 and section 278 agreements as appropriate, and financial 
contributions towards strategic transport measures secured through section 106.  A section 278 
agreement is an agreement made between a developer and the highway authority under the 
provisions of the Highways Act 1980, which enables works to a public highway.   

 
8.220 The Council is committed to securing a high quality communications infrastructure.  Developers  

of all new sites (residential and non-residential) should engage with broadband providers to 
ensure new development is capable of delivering at least ultrafast broadband as part of the build 
process. 

 
8.221 The Habitats Regulations Assessment identifies a range of measures to ensure that potential 

impacts of increased recreational disturbance within Special Protection Areas and Special Areas 
of Conservation within and outside of Ipswich Borough are mitigated.  This relates to mitigating 
the cumulative effect of housing growth across Ipswich Borough, in combination with housing 
growth in Suffolk Coastal district. The measures include the provision of the Country Park or 
similar high quality provision to the north of Ipswich, delivering parts b, d, e, g and h of Policy 
CS16, production and implementation of visitor management plans at key sites and a monitoring 
programme to assess visitor impact over time. The Council has, with neighbouring authorities, 
prepared a Recreational Disturbance Avoidance and Mitigation Strategy, which specifies the 
measures required and how these will be delivered. The Strategy is supported by a supplementary 
planning document setting out the charges to be applied to development. 

 
8.222 The Council has identified through its Housing Delivery Action Plan that delays in completing S106 

legal agreements is hampering housing delivery in the Borough. The Council has committed to 
reviewing its S106 procedures and will refuse applications where the legal agreement is not 
actively pursued through to completion. 

 
8.223 This policy implements Plan Objectives 6, 10 and 12. 
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POLICY CS18: 
Strategic Flood Defence 

 
8.224 Much of central Ipswich lies within the tidal floodplain of the River Orwell. Existing flood 

defences are subject to a continuing schedule of improvements to make the defences fit to resist 
rising sea levels in the future. 

 
8.225 The Environment Agency, DEFRA and Ipswich Borough Council have agreed a Strategic Flood 

Defence Management Plan for Ipswich, which has been largely implemented. Its implementation 
has occurred in three phases: 

 
a) raising the lock gates at the entrance to the Wet Dock - this was done in December 2008; 

 
b) raising the river walls on the east and west banks to the south of the Island Site - completed July 

2014; and 
 

c) installing a tidal flood barrier in the New Cut at the southern end of the Island Site – completed 
February 2019.  

 
8.226 The Strategic Flood Defence Management Plan for Ipswich is part of a long term (100 year) plan  

and will include repairs to existing tidal and fluvial defences upstream of the barrier. The strategy 
is being planned to avoid the need to raise the level of these defences.  
 

POLICY CS18: STRATEGIC FLOOD DEFENCE 
 
The Council will continue to work with partners to implement the Ipswich Flood Defence 
Management Strategy as a key piece of infrastructure needed to support regeneration in 
Ipswich. 
 
This policy links closely with Policy CS17, as the flood defences are a key piece of strategic 
infrastructure needed to enable the continued growth and regeneration of the Town. 

 
8.227 The need for and importance of the Ipswich Flood Defence Strategy is central to the Core Strategy  

document. This is reflected within the objectives set out in Chapter 6. As such it should continue 
to be recognised as one of the key pieces of infrastructure for which funding from the standard 
charges (Policy CS17) could be used as matched funding to help secure national flood defence 
funding. 

 
8.228 The Site Allocations and Policies (incorporating IP-One Area Action Plan) Development Plan 

Document Review has particular regard to the flooding issues. The DPD identifies those sites at risk 
and the Ipswich Strategic Flood Risk Assessment (SFRA) Level 2 informs allocations in this area 
and identifies any residual risks following completion of the flood barrier. 

 
8.229 Part C of this document includes policies relating to flooding to reflect the NPPF and the detailed  

findings of the Ipswich Strategic Flood Risk Assessment. 
 
8.230 The Council will continue to work with the partner organisations to manage elements of the 

Strategic Flood Defence Management Plan for Ipswich. In the interim period it is recognised that 
the Council needs to work with its partners to put in place better arrangements to cope with 
emergency planning scenarios associated with flooding. 

 
8.231 This policy implements Plan Objective 4. 
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POLICY CS19: 
Provision of Health Services 

 
8.232 It is important for the health and well-being of the Ipswich community that there is adequate  

provision of health infrastructure, be that GP surgeries, clinics, health centres or hospitals. 
 

POLICY CS19: PROVISION OF HEALTH SERVICES 
 
The Council safeguards and supports the development of the site of the Heath Road 
Hospital Campus as defined on the Policies Map, for healthcare and ancillary uses. 
Ancillary uses may include: 
 
•  Further inpatient and outpatient accommodation and facilities; 
•  Staff accommodation; 
•  Residential care home; 
•  Intermediate facilities;  
•  Education and teaching centre; and 
•  Therapies centre.   
 
Proposals for new and improved healthcare and ancillary facilities at Heath Road Hospital 
Campus will be supported, provided they would not compromise the future delivery of 
health services at the site. This would be demonstrated through proposals being 
accompanied by a detailed master plan and a medium to long term strategy for healthcare 
provision at the site that includes a satisfactory travel plan and measures to address 
associated local car parking issues.  
 
Proposals to develop additional, new, extended or relocated local health facilities such as 
GP surgeries will be supported provided that they are located in or adjacent to the Town 
Centre or a District or Local Centre. Exceptions will only be permitted where the applicant 
can demonstrate to the Council's satisfaction that the location would be fully accessible 
by sustainable modes of transport, and would serve the patients or fill a gap in existing 
provision more effectively than any other better located and realistically available site. 

 
8.233 The Heath Road Hospital is a strategic health facility serving Ipswich and the surrounding area.  

It is important that any rationalisation of uses there takes place in the context of a planned 
strategy for healthcare provision which itself takes account of the future growth of Ipswich and 
the Ipswich Strategic Planning Area. The policy allows for a range of healthcare and ancillary 
uses, including staff support services to assist with recruitment and retention. Additional 
ancillary uses may also include shared facilities to deliver mutual benefit to other public sector 
organisations aligned with the one public estate agenda. Decisions on changes to acute care 
provision need to be considered in the context of their health impact, in particular the 
community's ability to access services appropriately and in a timely fashion. 

 
8.234 It is also essential that the travel implications of hospital related developments are fully 

considered and measures put in place to encourage the use of sustainable modes where possible 
by staff, out-patients, and visitors. In particular, measures should tackle existing parking issues in 
surrounding residential areas associated with Hospital activity and the Hospital should put in 
place monitoring to ensure that any measures are proving to be effective. 

 
8.235 Where other healthcare sites become available for re-use, the Council will wish to be satisfied  
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that they are not needed for other community uses before considering non-community uses. This 
is because it is difficult to find sites for such uses and once they are lost they are extremely 
difficult to replace. 

 
8.236 With a growing population in Ipswich, several of the GP practices are currently looking to 

relocate, merge, expand or even all three. This process of adaptation could continue over the 
plan period. Allocations that include healthcare facilities are made in the Site Allocations and 
Policies (incorporating IP-One Area Action Plan) Development Plan Document Review to deal 
with known needs now. For needs that emerge later in the plan period, the Council will seek to 
direct such uses to the Town Centre and District and Local Centres as these are the most 
accessible locations. Such locations are likely to result in less potential disturbance than in an 
entirely residential area and the centres could benefit from linked trips. Healthcare provision 
may include a range of different facilities, such as pharmacies, dental surgeries and clinics. 

 
8.237 This policy supports Plan Objectives 10 and 11. 
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POLICY CS20: 
Key Transport Proposals 

 
8.238 Strategic and local transport measures are important in enhancing the connectivity of Ipswich to  

other places and enabling people to move around within the town.  An Integrated Transport 
Strategy for Norfolk and Suffolk was adopted by the New Anglia LEP board and partners in summer 
2018 and sets out high level goals for transport.  At a county level, the Suffolk Local Transport Plan 
is currently under review.  

 
8.239 At a local level, a key objective of the Council is to improve the pedestrian and cycle accessibility  

between key nodes in the central area, two of which are the Central Shopping Area and the 
Waterfront. It is recognised that better pedestrian crossings and other measures could improve 
the linkages between the shopping area and the Waterfront, and a number of such crossings are 
already planned. 

 
8.240 Public transport is an important part of the current and future transport packages. More details  

on these proposals are included in the Site Allocations and Policies (incorporating IP-One Area 
Action Plan) Development Plan Document Review.  

 
POLICY CS20: KEY TRANSPORT PROPOSALS 
 
The Council supports key transport proposals needed to mitigate the traffic impacts within Ipswich 
of planned growth within the Ipswich Strategic Planning Area. These may include:  
 
a) Measures to increase bus usage such as a quality bus partnership or demand responsive 

transport; 
 
b) Promoting ‘Smarter Choices’ and requiring travel planning for larger new
 developments;  
 
c) The use of new and emerging technologies and the delivery of more electric vehicle 
 charging points; 
 
d) Reviewing park and ride provision, with an ambition to re-establish the Bury Road Park and 

Ride service and site and exploring the feasibility of a new park and ride  facility at Nacton 
Road; 

 
e) Adopting an Ipswich Town Centre parking plan; 
 
f) Enhancing cycling and walking infrastructure;  
 
g) Infrastructure improvements where necessary; and 
 
h) Exploring longer term legislative measures to help improve air quality. 
 
The menu of potential measures is set out in the Suffolk County Council Transport Mitigation 
Strategy for the Ipswich Strategic Planning Area (ISPA).  A detailed action plan will be identified 
through the ISPA Board. Transport mitigation measures will be funded through developer 
contributions, Local Transport Plan funding, New Anglia Local  Enterprise Partnership funding, the 
National Highways capital funding programme and bidding for other relevant funds.   
 
The Council will support further measures to facilitate cycling and walking in the Borough, including 
crossings of the river and railway lines to improve connectivity between residential communities 
and jobs, services or facilities and transport hubs, and to prioritise pedestrians and cyclists in Ipswich 
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Town Centre. The Council will also support ongoing work to examine the feasibility of a Wet Dock 
Crossing, which may consist of Bridges B and C of the Upper Orwell Crossings project and, 
notwithstanding the results, measures to enable the redevelopment of the Island Site (site IP037).   
 
Land allocations or safeguarding for transport facilities are detailed through the Site Allocations and 
Policies (incorporating IP-One Area Action Plan) Development Plan Document Review and Policy 
CS10/ Table 8B for Ipswich Garden Suburb. 

 
8.241 The Council supports the thrust of current national and local policy on transport which is on  

travel demand management and offering a genuine choice of transport modes. It also supports 
the key transport improvements identified through the policy. Strategic transport proposals, 
which extend beyond the Borough boundary and the ISPA area but form the context for this 
Local Plan, are set out through Policy ISPA2.  

 
8.242 To understand the cumulative impact on the highway network of the combined growth proposed  

through the updated Local Plans for Ipswich, Suffolk Coastal Area, Babergh and Mid Suffolk to 
2036, assessments have been undertaken using the Suffolk County Transport Model (SCTM). A 
modelling report published in January 2019 identified that ‘… the built up area of the Ipswich 
network comes under particular strain, [and] that in a number of locations the ability to deliver 
road capacity improvements is highly constrained by available space and could also move the 
problem 'further down the road'5.  

 
8.243 In response, Suffolk County Council has drafted a Transport Mitigation Strategy for the Ipswich  

Strategic Planning Area. It recognises that the impacts on Ipswich are cumulative and 
consequently apportions costs for the mitigation measures according to the trips in and out of 
Ipswich by District and Borough. Table 6 below shows that 45% of all journeys in Ipswich begin 
and end in Ipswich. Mitigation measures may consist of town-wide measures or improvements 
to junctions within Ipswich. 

 
Table 6 – Ipswich Strategic Planning Area – Trip Destinations in Ipswich 

 

LPA  % trips  
 

Ipswich Borough Council  45  

Suffolk Coastal Local Plan area 28  

Babergh District Council  14  

Mid Suffolk District Council  13 

 
8.244 Detailed measures, costings and a mechanism for collecting the contributions from the planned  

growth will be determined through the ISPA Board and be agreed by each respective local 
planning authority.   

 
8.245 There are particular concerns about highway capacity within the Star Lane area of Ipswich Town  

Centre, as this impacts on east-west vehicle movements and pedestrian connectivity between 
the central shopping area and the Waterfront. These capacity implications are closely linked to 
issues associated with the wider transport network – including the A14 and the Orwell Bridge. 

 
5 SCC Transport Mitigation Strategy for the Ipswich Strategic Planning Area, August 2019, paragraph 1.1.4 
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There are, in addition, five Air Quality Management Areas6 (AQMAs) within the central area of 
Ipswich, as a result of pollutants from road traffic. Air Quality Management Areas are designated 
in areas where poor air quality may have an effect on people’s health.  

 
8.246 Historically, the Council and partners commissioned a study to advise on the Gyratory, which 

reported in 2007 (the Ipswich Waterfront Study). The consultants advised that the two lanes of 
traffic should be reduced to one in both an easterly and westerly direction. 

 
8.247 In the longer term, and to assist with addressing issues in the Star Lane gyratory, the Council also  

supports the provision of significant alternative east-west transport capacity. To this end, it will, 
where it can be justified, continue to make a case for a package of measures including a Wet Dock 
Crossing and traffic management schemes to be included within each version of the Local 
Transport Plan, in order to: 
 
a) enable improvements to pedestrian and cycle routes between the Waterfront and the historic 

core of the town by subsequently reducing capacity on the Star Lane gyratory; 
 
b) enable the development of the Island Site for which access improvements, but not necessarily 

a Wet Dock Crossing, would be a prerequisite; 
 
c) enable the linking of high quality walking and cycling routes around the entire Waterfront 

area; and 
 
d) provide an alternative route for east-west movements which, along with appropriate traffic 

management schemes, would help to relieve congestion and air quality issues in the Gyratory, 
which in turn will support the town’s economy and health. 

 
8.248 Detailed proposals, including those for additional infrastructure for pedestrians and cyclists, are 

included in the Site Allocations and Policies (incorporating IP-One Area Action Plan) Development 
Plan Document Review. A Cycling Strategy Supplementary Planning Document has been 
adopted by the Council. The Council has also produced a Low Emissions Supplementary 
Planning Document and an Air Quality Action Plan. 

 
8.249 The delivery of a Wet Dock crossing, a new road linking Holywells Road/Duke Street with Hawes 

Street, is the subject of ongoing work. In March 2015 the New Anglia Local Enterprise Partnership 
obtained funding in order to carry out a feasibility study for the Wet Dock Crossing.  The feasibility 
work was done for a scheme consisting of three potential crossings entitled the ‘Upper Orwell 
Crossings’ and funding towards its delivery was secured from the Government.  The County 
Council cancelled the Upper Orwell Crossings project in January 2019, because of a financial 
shortfall. It has made a commitment ‘to work with partners to deliver crossings B and C in the 
Waterfront area’ and continues to underwrite a maximum of £10.8 million to enable the project 
to go ahead. 

 
8.250 The Island site in the Wet Dock is a key site in relation to the Waterfront regeneration. However, 

access to the Island is limited and therefore some form of additional access would be needed 
to bring the site forward for redevelopment. 

 
6 On the 10 August 2021, the Executive (Ref No: E/21/22) agreed to revoke AQMA No. 4 as it was no longer creating an 
exceedance and further amendments made to AQMAs 1 and 3. 
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8.251 At a minimum, a bridge from the west bank to the Island site and a bridge across the Wet Dock 

lock gates to the east bank will be required to enable any significant development on the Island. 
The requirement for these to be bridges for motor vehicles or for sustainable travel will be 
determined when the site comes forward taking into account the detail of the development 
application and the extent of modal shift across the town. The £10.8m Suffolk County Council 
reserved to help support this as a contribution is reflected in the ISPA SoCG Iteration 6. 

 
8.252 In any event, the Council would resist any significant reduction of road capacity on the gyratory 

without the prior provision of either some alternative capacity (e.g. the Wet Dock Crossing) or 
significant and successful travel demand management measures. 

 
8.253 This alternative capacity will need to be addressed to enable the successful regeneration of the 

Island Site at Ipswich Waterfront which will require an additional crossing of the River Orwell. 
Whilst the delivery of a single span main bridge, which would have provided additional highway 
capacity, cannot now proceed, the County Council will contribute a maximum of £10.8m to help 
to deliver crossings to serve the Waterfront and deliver on Ipswich Local Plan regeneration 
objectives.  

 
8.254 A further issue is that of access by heavy vehicles to Ipswich Port, which is essential for its ongoing 

viability. At present vehicles often approach from the A14 via Nacton Road and Landseer Road 
and this causes disturbance problems for local residents living along the roads. In the First 
Deposit Draft Local Plan in 2001, the Council proposed a new link road from the port to a new 
junction with the A14. This attracted significant objection. The Council considers that this East 
Bank Link Road is unlikely to be deliverable over the plan period because public funding is not 
available and National Highways is opposed to additional junctions on the A14. Therefore, the 
Council does not propose to allocate a New East Bank Link Road within the Plan. 

 
8.255 The Local Transport Plan (LTP) is a programme of transport works prepared by the Highway 

Authority. It is used to set out a strategic overview of transportation needs, and an 
implementation plan. The current LTP covers the period 2011 to 2031 and is under review. 

 
8.256 This policy supports Objective 6 of the Plan. 
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Part C: 
Development 
Management 

Policies 
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CHAPTER 9: Development Management Policies 
 

9.1 This chapter sets out Boroughwide development management policies. Site specific policies are 
set out in the Site Allocations and Policies (incorporating IP-One Area Action Plan) Development 
Plan Document Review. 

 
9.2 In setting out the development management policies below, the Council has been particularly 

mindful of the following three factors: 
 

• the clear government guidance that development management policies should not just 
repeat what is already contained within national policy (and in some cases legislation) - i.e. 
policies should be distinctive to Ipswich; 

• the policies set out within the Ipswich Local Plan 2017; and 

• the comments received during the previous round of consultation. 
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Sustainable Development 
 
 

POLICY DM1: 
Sustainable Construction 

 

New residential development will be required to meet a high standard of environmental 
sustainability. 
 
The following standards should be achieved as a minimum unless, in exceptional 
circumstances, it can be clearly demonstrated that this is either not feasible or not viable: 
 
a) A 19% improvement in the reduction of CO2 emissions above the Target Emission Rate 

of the 2013 Edition of the 2010 Building Regulations (Part L); and 
 
b) The water efficiency standards of 110 litres/person/day as set out in Requirement G2, 

Part G of Schedule 1 and regulation 36 to the Building Regulations 2010, as amended. 
 
Development will also be expected to incorporate sustainable drainage and water efficiency 
measures as required by DM4. Surface water should be managed as close to its source as 
possible. This will mean the use of Sustainable Drainage systems including measures such as 
green or blue roofs, soakaways and permeable paving. 
 
The Council will also encourage non-residential development of 500 sq. m and above to 
achieve a minimum of BREEAM Very Good standard or equivalent. 

 
9.3  New development in Ipswich has the potential to increase carbon dioxide emissions in the 

Borough. If we are to achieve national carbon dioxide reduction targets, it is crucial that planning 
policy limits carbon dioxide emissions from new development and supports sensitive energy 
efficiency improvements to existing buildings. In an effort to further reduce the need to travel, the 
introduction of a communications network infrastructure, capable of delivering at least superfast 
broadband, is supported as part of the build process.  
 

9.4 The East of England is particularly vulnerable to the effects of climate change, which, considered 
in combination with the high level of planned development here with its potential contribution 
to emissions and water use, means that adapting to and addressing climate change is a 
particularly urgent and challenging issue for the region. 
 

9.5 The National Planning Policy Framework sets out how local planning can best support the 
achievement of sustainable development. Specifically, it requires that local planning authorities 
plan with a presumption in favour of sustainable development. The aim of local planning 
authorities should be to adopt proactive strategies to mitigate and adapt to climate change and a 
move towards a low carbon future.  
 

9.6 Under the 2008 Planning and Energy Act local planning authorities may require development in 
their area to comply with energy efficiency standards that exceed the energy requirements of 
building regulations. In accordance with the provisions of the March 2015 Ministerial Statement7, 
the Council will expect new build residential development to achieve a 19% improvement in 
energy efficiency over the 2013 Target Emission Rate.  
 

 
7 Planning Update March 2015 (Ministerial Statement) 
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9.7 The East Anglian area is identified as an area of severe water stress. Lowering water demand is 
identified as one of a range of measures to balance supply and demand in the Anglian Water 
Resources Management Plan 2019. In light of this, the Council will require new residential 
development to meet water efficiency standards of 110 litres/person/day (as provided for in the 
Requirement G2 and Regulation 36 from Part G of Schedule 1 and Regulation 36 to the Building 
Regulations 2010, as amended. This conforms to the Anglian Water standard which Anglian 
Water is currently extending to local authorities as a supply target. 
 

9.8  Climate change predictions suggest that Ipswich may experience increased instances of flooding 
risks, during hotter drier summers and warmer wetter winters. Green and blue roofs8 are key 
measures in the delivery of effective sustainable drainage systems.  They help to reduce the 
amounts of storm water run-off and attenuate the peak flow during a storm. Living roofs can also 
reduce the negative effects of climate change, for example by improving a building’s energy 
balance and reducing carbon emissions. Further benefits of green roofs include supporting 
biodiversity and town centre habitat and they should be considered an important part of a well-
designed scheme.  
 

9.9 The policy provides for some flexibility in exceptional circumstances where it can be clearly 
demonstrated that achieving the required standard for the type and scale of development in 
question would either be not feasible or not viable in the light of such considerations as heritage 
assets, site constraints, other planning and building regulations requirements, other 
development costs, and the prevailing market conditions at the time. In such circumstances the 
Council may agree to lower energy efficiency standards being achieved having regard to other 
merits of the scheme in terms of sustainability and urban design. Development will still need to 
meet the requirements of the Building Regulations in force at the time.  
 

9.10 In relation to the achievement of BREEAM standards, developers will be encouraged to submit 
Design Stage Assessments and Post Construction Reviews, carried out by a qualified BREEAM 
assessor (as appropriate), for all planning applications for qualifying development. It will be 
expected that planning applications also be accompanied by a sustainability statement that explains 
and illustrates how sustainability considerations have influenced scheme design.  
 

9.11 The Building Research Establishment is introducing a Home Quality Mark which is a five star rating 
demonstrating a home’s performance in terms of a number of factors including energy use, 
running costs, air quality, noise, accessibility to amenities, fast and secure internet access and the 
ease of use of the home by the occupants. The Council encourages applicants to consider 
achieving a high rating under the Housing Quality Mark (five star). 
 

9.12 As part of sustainable construction adoption, developers should meet the highest standards of 
internal insulation to assist in minimising energy consumption. This is particularly important for 
applications involving the sub-division of dwellings. 

 

  

 
8 Please see glossary for definition. 
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POLICY DM2: 
Decentralised Renewable or 

Low Carbon Energy 
 

All new build development of more than 10 dwellings or in excess of 1,000 sq. m of other 
residential or non-residential floorspace shall provide at least 15% of their energy 
requirements from decentralised and renewable or low-carbon sources. Only if it can be 
clearly demonstrated that this would not be technically feasible or financially viable, then 
the alternative of reduced provision and/or equivalent carbon reduction in the form of 
additional energy efficiency measures will be required. The design of development should 
allow for the development of feed in tariffs.  

 
9.13 This policy gives effect to Core Strategy Policy CS1. It builds on national policy in the National 

Planning Policy Framework which states that planning plays a key role in supporting the 
delivery of renewable and low carbon energy. 
 

9.14 Given the acknowledged vulnerability of the region to the effects of climate change and the 
projected levels of development Ipswich will be required to accommodate, the Council considers 
it reasonable to require new developments above the given threshold to provide a minimum of 
15% of energy demand from renewable or low carbon sources. The Planning and Energy Act 2008 
allows planning authorities to require a proportion of energy used in development in their area 
to be energy from renewable or low carbon sources in the locality of the development. 
 

9.15 The policy is worded to permit a reasonable degree of flexibility to developers as to how the 
requirement may be met. In this regard, energy from either renewable or low-carbon 
technologies and from sources that are either on- site or off-site in the locality of the proposed 
development, could be considered acceptable. The design of such developments should allow 
for the export of electricity back to the grid (i.e. 'feed in'). 
 

9.16 The policy also provides for some flexibility where it can be clearly demonstrated that achieving 
the required percentage provision of renewable or low-carbon energy would not be either 
technically feasible or financially viable in the light of such considerations as site constraints, other 
planning requirements, development costs, and the prevailing market conditions at the time. In 
such circumstances the Council may agree to a lower percentage where additional energy 
efficiency measures (i.e. additional to those required under Policy DM1 such as passive house 
design or other inbuilt energy efficiency measures) to achieve an equivalent reduction in carbon 
emissions can be delivered. 
 

9.17 The Council will support proposals for low and zero carbon technologies where they are 
complementary to the existing environment without causing any significant adverse impacts, 
particularly relating to the residential amenity, landscape and visual impact, transport, flora 
and fauna, noise and air quality, unless those impacts can be appropriately mitigated. 
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POLICY DM3: 
Air Quality 

 

The Council will ensure that the impact of development on air quality is mitigated and ensure 
that proposals do not negatively impact on existing air quality levels in the Borough.  

The Council will take into account the impact of air quality when assessing development 
proposals, through consideration of both the exposure of occupants to air pollution and the 
effect of the development on air quality.  

Development proposals should not: 

a) create any new areas that exceed air quality limits, or delay the date at which 
 compliance will be achieved in areas that are currently in exceedance of legal 
 limits; 

b) reduce air quality benefits that result from the Borough Council’s activities to 
 improve air quality; and 

c) create unacceptable risk of exposure to high levels of poor air quality, for  example, 
 through having a negative impact on an existing AQMA. 

An Air Quality Assessment (AQA) will be required where development proposals are likely to 
expose residents to unacceptable levels of air pollution. Where the AQA shows that a 
development would cause harm to air quality, the Council will not grant planning permission 
unless measures are adopted to mitigate the impact. Similarly, developments that introduce 
sensitive receptors (i.e. housing, schools) in locations of poor air quality will not be acceptable 
unless designed to mitigate the impact.  

Development that involves significant demolition, construction or earthworks will also be 
required to assess the risk of dust and emissions impacts in an AQA and include appropriate 
mitigation measures to be secured in a Construction Management Plan.  

Development should be consistent with the actions identified in the Council’s Air Quality 
Action Plan, where appropriate.  

 
9.18 The focus of Policy DM3 is to mitigate the impact of development on air quality and to ensure 

exposure to poor air quality is reduced in the Borough, to contribute towards achieving 
compliance with air quality limit values for pollutants. 
 

9.19 Ipswich has 59 Air Quality Management Areas (AQMAs) and therefore developers must give 
careful consideration to the air quality impacts of their proposed development. Plan 7 identifies 
the 5 AQMAs in Ipswich.  
 

9.20 The Council produces an Air Quality Action Plan every 5 years identifying actions and mitigation 
measures to be implemented by the Council and partners to reduce emissions. The Annual 
Status Report (ASR) which monitors progress on actions is produced annually and is regularly 
monitored through a Steering Group of officers across the Council.  The Council has adopted a 

 
9 On the 10 August 2021 the Executive (Ref No: E/21/22) agreed to revoke AQMA No. 4 as it was no longer creating an 
exceedance and further amendments made to AQMAs 1 and 3.  
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Low Emissions Strategy Supplementary Planning Document (SPD) which will be a material 
planning consideration in taking decisions on planning applications. 
 

9.21 The Council will require Air Quality Assessments (AQA) where the development would:  

• significantly affect traffic in the immediate vicinity of the proposed development site or 
further afield. This could be by generating or increasing traffic congestion; significantly 
changing traffic volumes, vehicle speed or both; or significantly altering the traffic 
composition on local roads;  

• introduce new point sources of air pollution; 

• expose people to existing sources of air pollutants. This could be by building new homes, 
workplaces or other development in existing designated or proposed AQMA’s; 

• give rise to potentially unacceptable impact (such as dust) during construction for nearby 
sensitive locations; and 

• affect biodiversity. In particular, if it is likely to result in deposition or concentration of 
pollutants that significantly affect a European-designated wildlife site, and is not directly 
connected with or necessary to the management of the site, or if it otherwise affects 
biodiversity, particularly designated wildlife sites. 

9.22 The AQA must outline the baseline predicted and forecast pollutant concentrations at the 
proposed development and the planned mitigation measures. The AQA should also consider 
wider cumulative impacts on air quality arising from a number of smaller developments.  
 

9.23 Where an AQA shows that development would cause harm to air quality, planning permission 
will be refused unless mitigation measures are adopted to reduce the impact to acceptable 
levels. Mitigation measures should be provided on-site, however where this is impractical the 
AQA should demonstrate that it is possible to include measures in the local area which have 
equivalent air quality benefits. Mitigation measures may be secured either by planning 
condition or legal agreement where appropriate. 

 
9.24 Examples of mitigation include: 

• the design and layout of development to increase separation distances from sources of 
air pollution; 

• using green infrastructure, in particular trees, to absorb dust and other pollutants; 

• means of ventilation; 

• promoting infrastructure to promote modes of transport with low impact on air quality; 

• controlling dust and emissions from construction, operation and demolition; and 

• contributing funding to measures, including those identified in air quality action plan, 
designed to offset the impact on air quality arising from new development. 
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POLICY DM4: 
Development and Flood Risk 

 
Development will only be approved where it can be demonstrated that the proposal satisfies 
all the following criteria: 
 
a) the sequential test set out in national policy is met, other than on allocated sites where 

the sequential test will not need to be repeated for uses consistent with the allocation; 
 
b) if it is not possible for the development to be located in a zone at lower risk of flooding, 

that the sustainability benefits would outweigh the flood risk and the development will 
remain safe for people for its lifetime; 

 
c) it will not increase the overall risk of all forms of flooding in the area or elsewhere 

through the mitigation of flood risk in the layout, design and form of the development 
and the appropriate application of Sustainable Drainage Systems (SuDS); 

 
d) that no surface water connections are made to the foul system and connections to the 

combined or surface water system are only made in exceptional circumstances where 
it can be demonstrated that there are no feasible alternatives (this applies to new 
developments and redevelopments); 

 
e) that adequate sewage treatment capacity and foul drainage already exists or can be 

provided in time to serve the development;  
 
f) it will be adequately protected from flooding in accordance with adopted 
 standards of the Suffolk Flood Risk Management Strategy; 
 
g) it includes water efficiency measures such as water re-use, stormwater or 
 rainwater harvesting, or use of local land drainage water; and 
 
h) it does not have any adverse effect on European and Nationally designated sites in 

terms of surface water disposal. 
 
Applications should be supported by site-specific flood risk assessments as required.  
The Development and Flood Risk Supplementary Planning Document provides relevant 
guidance on what constitutes safe development. 

 
9.25 It is recognised that the need to reduce flood risk in Ipswich is essential to ensure accordance 

with guidelines set out in national government policy on development and flood risk, the 
National Planning Policy Framework. This includes planning for the effects of increasing rainfall 
intensities and sea levels. As a result of the Pitt Review and the Flood and Water Management 
Act 2010, much more emphasis will be placed on planning for flooding in future than previously. 

 
9.26 The Council will apply the NPPF hierarchy for managing flood risk i.e.: 
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Table 7 – NPPF Hierarchy for Managing Flood Risk 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
9.27 Flood risk management should be considered in all developments before site layouts are 

planned. It is necessary to locate development away from a risk of flooding and 
sequentially preferable sites will be those in Flood Zone 1 suitable for the development 
proposed, with planning permission and/or allocated for residential development in 
planning policy, and which are genuinely available. Highly vulnerable, more vulnerable 
and less vulnerable development will not be permitted in Flood Zone 3b (functional flood 
plain). Highly vulnerable development will not be permitted in Flood Zone 3a. Flood Zones 
2 and 3 are shown on Plan 2. 

 
9.28 The Ipswich Level 2 SFRA provides the necessary information to help facilitate the 

sequential approach as outlined in the NPPF. Site-specific Flood Risk Assessments (FRAs) 
are required for all development in Flood Zones 2 and 3, and for all sites over 1ha in size. 
The SFRA also provides additional guidance and information for locations where site-
specific Flood Risk Assessments (FRAs) will be required as part of the development 
process. This includes certain sites in Flood Zone 1, which may be less than 1 ha. The SFRA 
also considers the effects of development on local flooding and minor watercourses and 
identifies mitigation measures including SuDS. 

 
9.29 SuDS are an important method of reducing flood risk associated with development and 

are an essential element of any development in the Borough. Layout and form of buildings 
and roads must be designed around SuDS bearing in mind SuDS should be sited in lower 
areas, but preferably close to source, making use of topography. SuDS on contaminated 
land should be lined and designed to attenuate water on or near the surface. 

 
9.30 The preferred method of surface water disposal is through the use of SuDS. In new 

development and redevelopment, surface water connections to the foul system and to 
the combined or surface water system should only be made in exceptional circumstances 
where it can be adequately demonstrated that there are no feasible alternatives. It is also 
important that there is existing sewage treatment capacity and foul drainage exists or 
that it is capable of being included in time to serve standards. This will be agreed in 
consultation with the relevant water and sewerage undertakers. 

 

HIERARCHY EXPLANATION 

1. Assess Strategic Flood Risk Assessment (SFRA) and site-specific Flood Risk 
Assessment (FRA). 

2. Avoid Layout should be designed so that the most vulnerable uses are 
restricted to higher ground at lower risk of flooding, with more flood-
compatible development (parking, open space etc.) in the highest risk 
areas. Use Sustainable Drainage Systems (SuDS) at source. 
 

1. 3. Substitute Apply the sequential approach to locate more vulnerable development in 
lowest risk areas. 

2. 4. Control Use SuDS and implement Surface Water Management Plans (SWMP) to 
manage and reduce risk. 
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9.31 The SFRA also identifies key surface water flood paths and watercourses (flow routes) and 
areas at risk of flooding. These are to be safeguarded for the future by protecting them 
from development and other obstruction. Development proposals should design for key 
flow routes. Surface Water Management Plans will be able to facilitate this. 

 
9.32 Site-specific FRAs may therefore be required to consider such issues, most likely aiming 

to identify the extent of the flow route, water levels and frequency so that appropriate 
site layouts and floor levels can be planned. In the future SWMP and the SFRA may 
provide much of this information. 

 
9.33 SuDS standards and policies are referred to in the Development and Flood Risk SPD. In 

terms of surface water flooding and drainage, the adopted standards specified in criterion 
c. are the minimum standards set out in the Suffolk Flood Risk Management Strategy 
(Appendix A). The adopted standards for fluvial and tidal flooding as set out in the 
Development and Flood Risk SPD will also need to be met.  

 
9.34 The Council’s Level 2 SFRA October 2020 provides information relevant to both the 

existing tidal and fluvial defences at 2019, with the new Ipswich tidal flood barrier and 
defence improvements in place. In each case the SFRA provides data on residual tidal 
flood risks and actual fluvial flood risks taking account of flood depth, velocity and the 
hazard rating of floodwater. The preparation of many site-specific FRAs can make use of 
mapped risks from the new SFRA. The SFRA is a living document subject to periodic 
update. However, in some instances, site-specific FRAs will still need to include detailed 
flood modelling to ascertain the flood risk. In the interim, until the new Development and 
Flood Risk SPD is adopted, applicants are referred to the new evidence, which is available 
through the refresh of the SFRA, when assessing flood risk over their development’s 
lifetime and designing any flood risk mitigation required to ensure that their development 
will be safe. 

 
9.35 FRAs for proposals in Zones 2 and 3 need to clearly state the frequency of flooding in and 

around the site and will need to ensure that they include the impact of the 
implementation of the EA’s flood defence barrier. 

 
9.36 More vulnerable and less vulnerable development sited in Flood Zones 2 and 3a, as 

defined in the NPPF, may be acceptable. However FRAs will be required to demonstrate 
that such developments will be ‘safe’ in accordance with the Development and Flood Risk 
SPD and consider flood risk from other sources. The assessment will follow the NPPF and 
its supporting technical guidance note. Planning permission will not be granted if 
submitted details do not comply with the Safety Framework. In addition, permissions 
should not be granted if emergency responders are concerned about their 
capabilities/plans. 

 
9.37 Basements or lowered ground levels around buildings will increase flood risk to people 

contrary to the aims of the NPPF. Basements are particularly vulnerable to all types of 
flooding. Basement dwellings will not be permitted where the floor level is below 0.1% 
AEP tide level in 100 years’ time. Basement dwellings will not be permitted in ‘Areas 
Susceptible to Surface Water flooding’. Basements in Flood Zone 1 will only be permitted 
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subject to adequate FRAs, which must address groundwater, sewer and overland flood 
sources. 

 
9.38 FRAs will be required for any land raising including impacts on surface water flood risk. 

No raising of ground levels should be permitted around the Wet Dock that would impede 
surface water flood paths from Bridge Street, Key Street, Fore Street and Coprolite Street 
to the Wet Dock. 

 
9.39 The Anglian River Basin Management Plan sets a requirement for Local Government to 

consider the impact on hydromorphology when preparing spatial plans. Ipswich also has 
sites of International and National Importance wholly or partly within its boundary. 
Consequently, it is imperative that development does not have any adverse effect on 
European and Nationally designated sites in terms of how surface water is disposed of. 
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POLICY DM5: 
Protection of Open Spaces, 

Sports and Recreation Facilities 

 
Development involving the loss of open space, sports or recreation facilities will only be 
permitted if: 
 
a)  the site or facility is surplus in terms of all the functions an open space can 

perform, and is of low value, poor quality and there is no longer a local demand for 
this type of open space or facility, as shown by the Ipswich Open Space, Sport and 
Recreation Facilities Study 2009 (as updated in 2017) and subsequent update; or 

 
b) alternative and improved provision would be made in a location well related to the 

users of the existing facility; or 
 
c)  the development is for alternative sports and recreation provision, the need for 

which clearly outweighs the loss. 
 

The open space, sports and recreational facilities protected by this policy include all the 
different types shown on the Policies Map including playing fields, allotments and country 
park. 

 
9.40 Open spaces and sports and recreation facilities are essential to the quality of life of Ipswich 

people and the quality of the Town's environment. They can deliver social, economic and 
environmental values – public health and well-being, health and fitness, air quality, water and 
flood management, climate change mitigation, regeneration, and a positive image of the Town, 
ecology, nature and biodiversity, green transport and community cohesion, for example. 
 

9.41 The Council will therefore protect them from development unless the particular circumstances 
set out in the policy apply. This accords with the National Planning Policy Framework (NPPF), 
which states that existing sites and facilities should not be built on unless an up to date 
assessment has clearly shown them to be surplus to requirements. Developers would be expected 
to engage with Sport England to ensure that the loss of the open space, sports or recreation 
facility will be acceptable, and this evidence would be expected to be presented at pre-application 
discussions and as part of any eventual application. 
 

9.42 In order to ensure against the purposeful neglect of open space, sports or recreation facilities to 
artificially lower their demand, applicants will need to demonstrate that there is no longer a local 
demand for this type of provision or other form of related use. The local demand catchment will 
depend on the amount and quality of alternative provision available in the wider area. 
 

9.43 The Council has carried out an open space, sport and recreation facility audit and needs 
assessment, as required by the NPPF. This identifies the typology of open spaces, sport and 
recreation facilities, assesses the quantity and quality of provision in Ipswich and sets out 
standards for the quantity, quality and accessibility of provision. The typology, together with the 
quantity and accessibility standards, is reproduced in Appendix 3. Quality standards can be 
found in the Ipswich Open Space, Sport and Recreation Facilities Study 2009 (as updated in 2017) 
and subsequent update as a result of the Council’s Open Space and Biodiversity policy. The need 
for formal sports provision is identified through the 2009 Open Space, Sport and Recreation 
Study, and is being updated by the production of the Indoor Sports Facility Strategy and the 
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Playing Pitch Strategy. This will inform consideration of whether a facility is surplus and 
where/what alternative provision may be appropriate. 
 

9.44 The Study examines provision by type in each of the Area Committee areas of Ipswich. Although 
provision in Ipswich is generally good, there are existing deficits in some areas. 
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POLICY DM6: 
Provision of New Open Spaces, 
Sports and Recreation Facilities 

 

In all new residential developments of 10 dwellings or more (or on sites of 0.5ha or more), 
the Council will require provision of high-quality open spaces and sports and recreation 
facilities to meet the needs of their occupiers. The types and required standards of these 
spaces and facilities are identified in Appendix 3.     
 
There will be a preference for on-site provision where practicable, however off-site 
contributions may be appropriate depending on the size of the site and the level of existing 
provision within its walking catchment. If there are deficits of certain types of open spaces or 
facilities within the walking catchment of the development site, meeting these needs should 
be prioritised. Standards for children’s and young people’s facilities will be not be applied to 
elderly persons' accommodation and nursing homes. 
 
The design and layout of spaces and facilities should be delivered in accordance with the 

detailed design criteria set out in the Public Open Spaces Supplementary Planning Document 

(SPD) (2017) and the most up-to-date guidance in Secured By Design. The delivery of open 

space provision will not be a substitute for high-quality landscaping within new development. 

New open spaces and sport and recreation facilities should provide ecological enhancements 

as part of their design and implementation.  

There may be circumstances where development would more suitably accommodate greater 
provision of one typology at the expense of another. Such circumstances will be considered 
on their merits. 
 
The effect of on-site provision and/or off-site enhancements on development viability will 
also be a consideration, although the resultant provision to account for this must not be at a 
level that the development would not be deemed sustainable in either social or 
environmental terms. 
 
For non-residential developments of 1,000 sq. m floor space or more, contribution to public 
open spaces and outdoor sports facilities will be negotiated on a case by case basis. Open 
space over and above site landscaping should be provided where appropriate, for the health 
and wellbeing of employees. 
 
Public green spaces should be well overlooked by new properties, and the provision within 
large-scale developments should be meaningful, usable and distributed throughout the site. 

 
9.45 Access to high quality open space, sport and recreation facilities and public open space 

provision is important for the health and wellbeing of individuals and communities. The Council 
will seek provision of on-site open space and sports and recreational facilities where possible, 
however the policy makes provision for instances where it is not practicable to include a type 
of open space or facility on-site. This will include factors where its provision would compromise 
other standards in this Plan, such as meeting the density requirements of Policy DM23 or the 
minimum garden sizes of Policy DM7. 
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9.46 At least 10% of the site area of all qualifying developments must consist of public green space, 
which shall include soft landscaping and tree planting to facilitate sustainable urban drainage 
and enhance the climate change resilience, appearance and biodiversity value of the 
development. In high density residential developments (defined in Policy DM23), the green 
space requirement will be a minimum of 15% of the site area, to compensate for the more 
limited amenity space in these developments and to provide an attractive setting for the 
buildings. The 10%/15% requirement will also contribute to the amenity green space and/or 
natural and semi natural green space standards as outlined in Appendix 3.  
 

9.47 Where the provision for a type of space or facility would not meet the minimum size threshold 
described in the Ipswich Open Space, Sport and Recreation Facilities Supplementary Planning 
Document 2017, a qualitative assessment of existing provision should be made to determine 
whether an enhancement opportunity exists. Such provision should be achieved within the 
standard accessible distance from the site set out in Appendix 3. Where a reasonable 
improvement can be identified, a contribution should be secured by a planning agreement, 
where this would be necessary to make the development acceptable. Standards for children’s 
and young people’s facilities will be not be applied to elderly persons' accommodation and 
nursing homes. It is expected that amenity green spaces in particular would be located on 
generally flat land in order to maximise their use. Where provision is distributed throughout 
large-scale developments, it is important that it adequately meets the intended use. 
 

9.48 The costs of on-site provision and/or off-site enhancements will be material when considering 
a scheme’s viability. However, where an under provision of open space, new facilities or other 
contributions is required to achieve scheme viability, that results in a poor environment for new 
residents, this will be deemed unacceptable.  
 

9.49 The Council’s Public Open Space Supplementary Planning Document (SPD) provides guidance 
on population forecasts from new developments and outlines the minimum size standard for 
each Appendix 3 typology. The surpluses and deficits of open spaces and facilities by area is set 
out in Chapter 3 of the SPD. The document will also indicate per square metre capital and 
maintenance costs for each typology where these are to be provided and/or maintained by the 
Council, and to guide in lieu contributions for new off-site provision. Where a contribution is 
secured to enhance an existing area of open space or facility, this sum will be based on the 
works required and in proportion to the scale of the development. 
 

9.50 The quality standards for the various typologies are identified by the Ipswich Open Space, Sport 
and Recreation Study, Play Strategy, Allotment Strategy and Open Space and Biodiversity 
Policy/Strategy, and any subsequent updates to these. Furthermore, the need for formal sports 
provision is currently being updated by the production of the Indoor Sports Facility Strategy and 
the Playing Pitch Strategy. 
 

9.51 The provision of new open space should take account of the relevant Secured By Design 
guidance, in particular: 
 

• having clear boundaries between public and private spaces;  

• not to immediately abut residential properties;  

• to avoid locating such facilities at the rear of dwellings;  

• to ensure that small children's play areas can be made secure at night; and 
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• to ensure that the provision of any informal spaces aimed at young people considers 
comments made by the Designing Out Crime Officer. 

 
9.52 Where possible, green spaces should provide for wildlife habitats designed and located so as to 

create a link with existing ecological networks and/or green corridors, which may include the 
proposed green trail around Ipswich for sites on the edge of the Borough. All planting proposals 
should be accompanied by an appropriate management plan. Within the IP-One Area, the 
provision of a public civic space may be considered in lieu of green space where this makes a 
positive contribution to the townscape. 
 

9.53 Accessible natural greenspace is defined by Natural England as places where human control and 
activities are not intensive so that a feeling of naturalness is allowed to predominate. There is 
no local standard for the provision of suitable alternative natural green space (‘SANG’) per 
person or dwelling. However, the mapping of existing provision against the ‘Nature Nearby’ 
standards has identified areas of deficit, particularly across north west Ipswich. The Council will 
aim to address these deficits where it can be achieved through also meeting the local standards 
for natural and semi-natural greenspace. 

 
9.54 The Local Plan does not stipulate a minimum requirement for open space provision for non-

residential development, due to the potential needs of workers being different from the needs 
of residents. However, where appropriate, open space over and above site landscaping should 
be provided for the health and wellbeing of employees. Standards in Appendix 3 are applied on 
the basis of the total number of full-time equivalent employees. 
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POLICY DM7: 
Provision of Private Outdoor Amenity 

Space in New and Existing Developments 
 

To ensure that new residential developments deliver a high quality and environmentally 
sustainable living environment, developments will be required to incorporate well-designed 
and located private outdoor amenity space of an appropriate type and amount which 
should also contribute to the improvement of biodiversity.  
 
Provision will be in accordance with the following standards:  
 
a)  For all houses, bungalows, or ground floor maisonettes with 3 or more bedrooms 
 a minimum private garden area of 75 sq. m; 
 
b)  For all houses, bungalows, or ground floor maisonettes with 1 or 2 bedrooms a 
 minimum private garden area of 50 sq. m; and 
 
c) For all apartments or upper floor maisonettes an average of 25 sq. m of private outdoor 
 amenity space. 
 
All private gardens and other outdoor amenity spaces should be safely accessible to 
occupants, designed to take advantage of sunlight and daylight and provide a functional 
space having regard to the mix of housing/types to be provided. In this regard the 
principles within the Space and Design Guidelines SPD should be applied. 
 
Should this requirement unavoidably conflict with the need to meet other density and urban 
design requirements of the plan or an applicant is able to demonstrate that a lower figure 
would be acceptable given the particular circumstances of the proposals the Council will expect 
applicants to demonstrate that adequate provision of private outdoor amenity space will be 
provided for the occupants of the proposed dwellings. 
 
In existing development, unless an alternative provision can be identified to compensate for 
the loss, proposals for extensions or other development that reduces the available private 
outdoor amenity space to an area that falls below the appropriate standard will be refused.   
 

9.55 The Council considers that, in addition to the provision of well-planned public spaces, the 
provision of high quality private outdoor amenity space for all types of new residential 
development is an essential component of high quality design. Such space is needed for sitting 
out socialising, play, drying washing, and gardening (flowers and food) and is key to the creation 
of a sustainable residential environment in terms of: 
 
• its contribution to liveability and to urban greening;  
• the preservation and/or enhancement of local biodiversity; and  
• ecological networks.   
 

9.56 In most developments of houses and bungalows, the Council will expect private garden space to 
be provided to the rear of the dwelling. Exceptions may be made for corner and infill plots. 
 

9.57 Garden sizes need to be sufficient to accommodate most household activities and at the same 
time be adequate to offer visual delight, receive some sunshine, and encourage plant growth. The 
BRE report “Site Layout for Daylight and Sunlight” recommends that no more than two fifths and 
preferably no more than a quarter of the garden should be prevented by buildings, walls or fences 
from receiving sunshine on 21 March. Garden sizes need to be calculated independently of any 
parking space(s) to be provided. 
 

9.58 A suitably designed 75 sq.m private garden should be capable of achieving the above 
requirements for a three-bedroom or larger house. 
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9.59 Smaller properties are less likely to be occupied by families with children and may reasonably 

function with a smaller rear garden of at least 50 sq. m. It should be noted that for both sizes of 
dwellings, gardens may need to exceed the minimum size specified in the policy where they need 
to accommodate soakaways. 
 

9.60 Key characteristics of well-designed private amenity space include: (i) a well shaped 
(rectangular), useable area having good accessibility and a well planned relationship to the internal 
living spaces within the dwelling; (ii) provision for a private sitting out area not directly overlooked 
by any window of a neighbouring property either at ground or first floor; (iii) high standards of 
security and privacy with clear delineation of public and private space and rear gardens 
typically bounded by fencing and hedging; (iv) a reasonable outlook; and (v) access to direct 
sunlight for part of the space for at least part of the day.  
 

9.61 The Council's Development Management Policies and Space and Design Guidelines SPD, which 
addresses matters such as spacing between dwellings, will apply. The garden standards set out in 
the policy will equally apply to existing gardens remaining after garden severance. 
 

9.62 The Council considers that in the case of low-rise housing development conventional rear gardens 
remain the best option for private amenity space. For apartment schemes and other forms of higher 
density development an imaginative combination of gardens (private and communal), terraces, roof- 
gardens, and balconies should be considered. In addition to functional benefits, well-designed and 
fully integrated outside space can enhance the architectural quality and interest of a scheme.  
 

9.63 Apartment schemes may typically choose to provide a combination of communal gardens for use by all 
residents together with private balcony spaces or terraces for use by individual households. All balconies 
should be well-designed, positioned where they are convenient and comfortable to use, and large 
enough to accommodate a table and four chairs to suit the occupancy of the flat as well as some 
additional space for plants (a minimum size of 5 sq. m is a useful guide in this regard). 
 

9.64 Poorly designed areas of grass to the rear of blocks of flats will no longer be an acceptable way of 
providing communal gardens. These spaces are rarely private and are often overshadowed by tall 
buildings. Private communal gardens therefore need to be: 
 
• of sufficient size to be useable; 
• secure and private; 
• well-designed and integral to the character of the development;  
• providing a combination of sun and shade, particularly during the summer months of the 

year; and 
• only accessible to its private residents. 
 

9.65 Residential extensions or other types of development which causes private outdoor amenity 
space to fall below the expected standard will be refused.  However, the Council will consider 
cases on their merits where an applicant is able to demonstrate that there are appropriate and 
usable alternative provisions available, close at hand. 
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POLICY DM8: 
The Natural Environment 

 

All development must incorporate measures to provide net gains for biodiversity. 
 
Proposals which would result in significant harm or net loss to biodiversity, having 
appropriate regard to the ‘mitigation hierarchy’, will not normally be permitted. 
 
Sites of International and National Importance 
 
Proposals which would have an adverse impact on European protected sites will not be 
permitted, either alone or in combination with other proposals, unless imperative reasons of 
overriding public interest exist in accordance with the provisions of the European Habitats 
Directive. 
 
Sites of Special Scientific Interest (SSSI) will be protected from development, which directly 
or indirectly would have an adverse effect on their natural value.  An exception will only be 
made where a proposed development: 
 
a)  could not be located on an alternative site that would cause less harm;  
 
b) would deliver benefits that clearly outweigh the impacts on the site’s special 

interest and on the national network of such sites; and  
 
c)   would compensate for the loss of natural capital. 
 
Any development with the potential to impact on a Special Protection Area, or Special Area 
for Conservation or Ramsar site within the Borough will need to be supported by information 
to inform a Habitats Regulations Assessment, in accordance with the Conservation of Habitats 
and Species Regulations 2017, as amended (or subsequent revisions).  
 
Financial contributions will be secured in relation to the avoidance and mitigation of impacts 
of increased recreation, to contribute towards the provision of strategic mitigation as 
established through the Recreational Disturbance Avoidance and Mitigation Strategy.   
 
Where mitigation is proposed to be provided through alternative mechanisms, applicants will 
need to provide evidence to demonstrate that all impacts are mitigated, including in-
combination effects. Depending on the size and location of the development, additional 
measures such as Suitable Alternative Natural Greenspaces (SANGS) may be required as part 
of development proposals. 
 
Local Nature Reserves and County Wildlife Sites 
 
Planning permission will not be granted for development that would result in damage or loss 
in extent or otherwise have a significant adverse effect on: locally designated County Wildlife 
Sites and geological sites; Local Nature Reserves; or Local Wildlife Sites, if the harm cannot be 
avoided, adequately mitigated, or, as a last resort, compensated for. 
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Enhancements for protected sites will be required from new development. 
 
Priority Habitats and Species 
 
Development which could harm, directly or indirectly, species, which are legally protected, or 
species and habitats that have been identified as Species or Habitats of Principal Importance 
in England (also known as Section 41 or ‘Priority’ species and habitats) will not be permitted 
unless the harm can be avoided or mitigated by appropriate measures. 
 
Development must include enhancements for protected and priority species as part of their 
design and implementation. 
 
Enhancing Ecological Networks 
 
The Council will enhance the ecological network across the Borough as identified on Plan 5. 
The designated sites are ranked 1 and 2 High Conservation Value. Within the remaining core 
areas of the ecological network and the corridors which link them, development proposals 
will be required to have regard to existing habitat features and the wildlife corridor function, 
through their design and layout, and achieve net biodiversity gains commensurate with the 
scale of the proposal, through measures such as retaining existing habitat features, habitat 
restoration or re-creation and comprehensive landscaping, which is appropriate to local 
wildlife. Development which that would fragment the corridor function will not be permitted 
unless there is adequate mitigation. 
 
Within the buffer zones around core areas and corridors, development will be required to 
enhance the ecological network, through measures such as wildlife beneficial landscaping. 

 
9.66 The overall aim of this policy is to contribute to the international and national objective to halt 

the overall decline in and to improve biodiversity, by the protection and creation of key 
habitats, and the maintenance of linked, coherent ecological networks, so that populations of 
species are not isolated.  
 

9.67 European sites include Special Areas of Conservation (SACs) and Special Protection Areas 
(SPAs). These sites are protected under the Birds and Habitats Directive (92/43/EEC). The Stour 
and Orwell Estuaries SPA and Ramsar Site lies partly within Ipswich Borough. Policy ISPA3 
(Cross-boundary mitigation of effects on Protected Habitats and Species) sets out the Council’s 
approach to working with other authorities and stakeholders to address the requirement of the 
Recreational Disturbance Avoidance and Mitigation Strategy and implementation of mitigation 
measures across the Ipswich Strategic Planning Area. Listed or proposed Ramsar Sites, potential 
SPAs and possible SACs and sites required in relation to compensatory measures for adverse 
effects on European sites are afforded the same level of protection as SACs and SPAs through 
the NPPF. 
 

9.68 The Conservation of Habitats and Species Regulations 2017 (as amended) set out requirements 
in relation to assessing projects that could potentially affect a European site. Where a significant 
effect on a European site cannot be ruled out, proposals will need to be accompanied by an 
Appropriate Assessment. The assessment should be carried out in accordance with the 
requirements of the Conservation of Habitats and Species Regulations 2017 (as amended). 
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Where the assessment concludes negative effects on a site’s integrity, permission should only 
be granted where there are no alternative solutions and where the project must proceed due 
to imperative reasons of over-riding public interest.   
 

9.69 The source-pathway-receptor model will be used to assess the effects of proposed 
development on European sites. Assessments under the Habitats Directive have been 
undertaken in relation to the production of the Core Strategy and Policies DPD Review and 
the Site Allocations and Policies (Incorporating IP-One Area Action Plan) DPD. Mitigation 
measures have been identified through the RAMS. In some instances, schemes may need 
to incorporate measures in addition to a RAMS contribution which may include the 
provision of SANG.  In such circumstances, measures should be identified through 
assessments at the planning application stage in accordance with the Borough Council’s 
RAMS SPD. The RAMS SPD reflects the Council’s joint approach to securing mitigation 
allowable through the 2017 Regulations. Mitigation is a legal requirement. 
 

9.70 The Stour and Orwell Estuaries are a Site of Special Scientific Interest (SSSI) as well as a Special 
Protection Area and Ramsar site. Bixley Heath and Stoke Tunnel Cutting SSSIs are nationally 
important heathland and geological sites respectively.  In addition, there are 20 County Wildlife 
Sites and 9 Local Nature Reserves that are wholly or partly inside the Borough boundary. Many 
species are protected through specific legislation including the Wildlife and Countryside Act 
1981 (as amended). England’s priority species and habitats are those which are included on the 
list produced under Section 41 of the Natural Environment and Rural Communities Act 2006. 
Suffolk’s priority species and habitats are identified in the Suffolk Biodiversity Action Plan and 
listed on the Suffolk Biodiversity Information Service website10. 
 

9.71 As part of the overall package of securing measurable net gains for biodiversity, development 
will be required to include measures to support the protection and recovery of protected and 
priority species. Measures to enhance protected and priority species for minor and major 
development may include habitat creation, restoration or connection of fragmented habitats. 
For householder developments measures may include integrated swift boxes, bat boxes, 
hedgehog highways or other measures that are found to protect and recover protected and 
priority species. The Government guidance ‘Protected species: how to review planning 
applications’ provides standing advice and measures for protected species. 
 

9.72 The mitigation hierarchy requires consideration firstly to be given to avoiding any harm to 
biodiversity. Where harm cannot be avoided consideration should be given to mitigating 
any effects and, finally, if sufficient mitigation cannot be achieved compensation measures 
should be undertaken. Net loss will be considered in terms of population size or loss of 
extent of BAP habitat or other feature for which the site was designated. In some instances 
it will be necessary to relocate species to an alternative location. Where this is the case the 
receptor location will need to be suitable for the type and number of species to be 
relocated and monitoring will need to ensure that the receptor location remains suitable. 
The British Standard Guidance ‘Biodiversity:  Code of Practice for Planning and 
Development (BS42020)’ provides an approach to dealing with biodiversity issues in 
development.  

 

 
10 https://www.suffolkbis.org.uk/biodiversity/speciesandhabitats)  

https://www.suffolkbis.org.uk/biodiversity/speciesandhabitats
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9.73 The NPPF promotes the identification of local coherent ecological networks. Plans need to 
distinguish between the hierarchy of international, national and locally designated sites and 
take a strategic approach to maintaining and enhancing networks of habitats and green 
infrastructure; and plan for the enhancement of natural capital at a catchment or landscape 
scale across local authority boundaries. Valued landscapes need to be protected and enhanced 
along with sites of biological or geological value and soils in a manner commensurate with their 
statutory status. The original NPPF 2012 included a requirement to provide net gains in 
biodiversity ‘where possible’. However, ‘where possible’ was removed in the revised NPPF 2019 
and in the NPPF 2021, therefore there is now a requirement in national policy to provide net 
gains for biodiversity. The Government’s 25 Year Environmental Plan (2018) and Environmental 
Act (2021) have also reaffirmed this as a mandatory requirement.  
 

9.74 An ecological network is defined as a collection of high quality and biodiverse habitats linked 
by ecological connections between them that enable species to move.  The connections may 
be continuous corridors or stepping stones.  Enabling species to move between sites makes 
them more resilient to change and improves their long term viability in the face of challenges 
such as climate change. 
 

9.75 The links may consist of roadside verges, railway lines or even areas covered by private gardens.  
Planning control does not extend to the management of such spaces, but there is advice 
available, for example on how to improve the attractiveness of gardens to wildlife and the 
Council’s Parks and Open Spaces Team provide activities which support and encourage this.  
The policy reflects national strategic priorities in the 25 Year Environmental Plan (2018) and the 
NPPF, and local strategic priorities in terms of developing ecological networks.  Reference 
should be made to the information and recommendations of the Wildlife Audit in relation to 
any proposals on, or that may affect, sites identified within it.  

 
 The Ipswich ecological network consists of: 

 

• core areas of high ecological value, which form the heart of the network – these are 
primarily the internationally, nationally, and sub-regionally designated biodiversity sites 
(ranked 1 – 2 in the Ipswich Wildlife Audit). Internationally designated biodiversity sites are 
protected by statute. Core areas also include sites ranked 3 - 4 through the Ipswich Wildlife 
Audit, some of which are also allocated for development.  This is not considered 
incompatible with their ecological network role, as careful design and layout can retain or 
enhance appropriate elements of habitat. Core areas 5 and 6 currently have low or no 
nature value but future development may provide an opportunity to provide enhancements 
for biodiversity and the ecological network as a whole; 

 

• core area buffer zones, which surround core areas and stepping stones, to protect them 
from adverse impacts - these vary in width from 400m around international and national 
sites to 100m around Biodiversity Action Plan habitats and non-designated sites.  Whilst 
buffers around designated sites are useful to minimise direct impacts, other longer distance 
impacts, such as recreational disturbance, may require additional mitigation in the case of 
European sites and the source-pathway-receptor approach is a general model that can be 
applied to any potential effect to identify impact; 
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• corridors and stepping stones, which improve connectivity between core areas enabling 
species to move, feed, disperse, migrate or reproduce; and 

 

• corridor buffer zones, many of which cover existing built up areas, where encouragement 
will be given to enhancing the corridor function where possible. 

 
9.76 Ecological networks do not respect administrative boundaries and, therefore, the Council will 

work with partners in the Ipswich Strategic Planning Area to ensure that networks connect 
across and around District and Borough boundaries. 
 

9.77 Although the identified ecological network and buffer areas will be the priority for 
enhancement, the ‘white’ areas on Plan 5 are also important for wildlife. This is particularly the 
case for more mobile animals such as birds and flying insects. Here measures such as wildlife 
gardening, verge and green space management and planting street trees could greatly enhance 
its value to wildlife and help to extend the network identified on the map and will be 
encouraged where possible. 
 

9.78 Local Geological Sites, known within Ipswich Borough as Regionally Important Geological and 
Geomorphological Sites (RIGS) and County Geodiversity Sites are designated on the basis of 
locally developed criteria. They are the most important sites for geology or geomorphology 
outside statutorily protected sites such as SSSIs.  
 

9.79 It is important that planning decisions are based on up to date ecological reports and survey 
data. In some instances, there will be national or species specific guidance on this. However, in 
circumstances where such advice does not exist, Chartered Institute of Ecology and 
Environmental Management advise that ecological reports and data which is more than three 
years old is unlikely to be valid. Reports conducted between eighteen months to three years 
previously, will require a clear statement from a professional ecologist on the validity of the 
report, if any surveys need to be updated; and the appropriate scope, timing and methods for 
the survey update(s).  
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POLICY DM9: 
Protection of Trees and Hedgerows 

 

The Council will protect existing trees and seek to secure additional trees that increase canopy 
cover in the interests of amenity and biodiversity by: 
 
a) making Tree Preservation Orders;  
 
b) only granting consent for felling, topping, lopping or uprooting if a sound arboricultural 

reason is provided to accompany applications; 
 
c) adhering to the principles of BS3998 ‘Tree work – Recommendations’ 2010 for 

established tree management options (including soil care and tree felling); 
 
d)  refusing planning permission for development resulting in the loss or deterioration of 

trees or vegetation of amenity, historic, cultural or ecological value unless the need for, 
and benefits of, the development in that location clearly outweigh the loss; and 

 
e) encouraging tree planting to achieve a target of 22% canopy cover or better by 2050.  
 
Planning permission for development resulting in the loss or deterioration of ancient 
woodland and ancient or veteran trees (irreplaceable habitats) will be refused, unless there 
are wholly exceptional reasons and a suitable compensation strategy exists. 
 
Applications for development should retain existing trees and hedgerows of amenity or 
biodiversity value where possible. Where development affecting trees or hedgerows is 
proposed, the application must be accompanied by: 
 
f) an accurate survey and assessment of all existing trees and hedgerows on site in  

accordance with BS5837 ‘Trees in relation to design, demolition and construction –  
Recommendations)’ 2014 by a competent arboriculturist;  

 
g)  details of protective measures to be put in place during the development process to 

ensure the health and safety of each specimen and hedgerow to be retained; and 
 
h) where removal of a mature or semi-mature tree or hedgerow is proposed, a plan for 

replacement planting on a two for one basis or better and using semi-mature 
specimens, unless otherwise agreed by the Council. 

 
Design in new development should have proper regard to the setting of protected trees. 
Landscaping and tree planting should be integrated into new development, including car-
parking areas. 
 
Where appropriate, new tree planting will be encouraged within landscaping schemes to 
increase the Borough’s tree canopy cover. Soft landscaping shall include plants which 
encourage biodiversity, such as nectar rich plants. 

 
9.80  Trees are important elements of green infrastructure, contributing to urban cooling through 

evapotranspiration and providing micro-climatic effects that can reduce energy demands in 
buildings. They therefore represent a key resource that can significantly contribute to climate 
change adaptation. Whether viewed individually or collectively from a distance trees make an 
important contribution to the environmental quality of Ipswich. They contribute to the 
townscape, biodiversity, climatic river management and air quality. They also provide an 
important role in helping to keep rivers cool. This helps moderate extremes in water 
temperature which can be detrimental to fish spawning. Shading can also be helpful in the 
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control of aquatic vegetation. The Council has signed the Charter for Trees in conjunction with 
the Woodland Trust.  The Charter’s ambition is ’to place trees and woods at the centre of 
national decision making, and back at the heart of our lives and communities’.  

 
Ancient woodlands, Ancient or Veteran Trees and Tree Preservation Orders 

 
9.81  Ancient woodland and Ancient or Veteran Trees are identified as irreplaceable habitats in the 

NPPF (2021). Paragraph 180 c) of the NPPF explains that development resulting in the loss or 
deterioration of these habitats should be refused. This development will only be acceptable 
where there are wholly exceptional reasons. 

 
9.82 Tree Preservation Orders (TPOs) are used by the Council to legally protect specific trees or 

groups of trees that provide public amenity. Cutting, lopping or removing any part of a tree 
subject to a TPO other than the removal of deadwood requires the Council’s consent. Where a 
planning application relates to trees in conservation areas, the Council will pay special attention 
to the desirability of preserving or enhancing the character of that area. Where a tree in a 
conservation area is already protected by a TPO, we will apply the normal procedures and 
controls associated with a TPO. In other cases, a notification procedure exists (Section 211) 
unless an exception applies allowing the opportunity to consider whether to make a TPO on the 
tree. The felling of protected trees will only be permitted in exceptional circumstances and in 
accordance with relevant legislation, policy and guidance. 

 
Replacement and additional planting 

 
9.83 Where loss of trees or vegetation of value cannot be avoided, the Council will require suitable 

replacements capable of providing at least equal amenity and ecological value. This may not 
always be possible or appropriate on the development site in question, and in such cases off 
site provision will be expected as an alternative. The Council will also expect development to 
incorporate additional trees and vegetation wherever possible. This should include large 
species trees where opportunities allow.  
 

9.84 Tree planting and landscaping schemes on development sites should not be an afterthought. 
BS5837: 2014 provides guidance in respect of development sites, on tree retention, protection 
during development and incorporating trees into design of the development. The level of detail 
expected with a planning application should be appropriate to the scale of the proposal. We 
will take a right tree/ plant for the right site approach which takes account of: 

 

• the amenity value of any trees to be removed; 

• ecology; 

• opportunities to retain existing and plant new appropriate native species or riparian trees 
where possible; 

• historic context; 

• availability of space; 

• soil conditions including hydrogeology; 

• potential improvements to air and soil quality; 

• reducing the effects of and adapting to climate change; and 

• the guidance provided in ‘BS 8545 Trees: from nursery to independence in the landscape 
– Recommendations’. 
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Community woodlands 
 

9.85 Community woodlands offer valuable opportunities for improving the environment around 
Ipswich by upgrading the landscape and providing for recreation and wildlife. Any new 
development will need to take account of any community woodland plan in place at the time 
of a planning application. 
 

9.86 Ipswich is signed up to the Urban Buzz Project and is committed to creating pollinator rich 
habitats to improve local open spaces and parks. 
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POLICY DM10: 
Green and Blue Corridors 

 

The Council will seek to establish and enhance green and blue corridors within the Borough 
and linking to adjacent open spaces and walking, cycling or riding routes. 
Green corridors are identified broadly on Plan 6 in the following locations: 
 
a) Between Bramford Lane Allotments and Whitton Sports Centre playing fields and 

grounds, Whitton Church Lane and adjoining countryside; 
 
b) Between Christchurch Park, the Dales, playing fields north of Whitton Church Lane and 

adjacent countryside; 
 
c) Between Christchurch Park, the Fonnereau Way, green infrastructure within the Ipswich 

Garden Suburb development area and open countryside beyond; 
 
d) Between the Cemetery, Playing Fields at Tuddenham Road and adjacent countryside; 
 
e) Between Woodbridge Road and Bixley Heath via St Clement’s Hospital grounds; 
 
f) Between Alexandra Park and Orwell Country Park and surrounding countryside via 

Holywells Park, Landseer Park and Pipers Vale; 
 
g) Between the Gipping Valley path near Station Bridge and Belstead Brook Park and 

adjacent countryside via Bourne Park; 
 
h) Between Gippeswyk Park, Belstead Brook Park and adjoining countryside; 
 
i)  Between Gippeswyk Park, Chantry Park and adjacent countryside; and 
 
The blue corridor is identified broadly on Plan 6 in the following location: 
 
j)  Between the Wet Dock and Sproughton Millennium Green and adjacent countryside 

along the river corridor. 
 
Development within the green and blue corridors identified on Plan 6 will be expected to 
maintain, and where possible enhance, the corridor’s amenity, recreational and green 
transport functions. The Council will seek to establish attractive green links and to provide 
for public access wherever safe and practicable.   
 
Opportunities will be sought to link existing green and blue corridors into a more continuous 
network through the layout of new development, the provision of new open spaces or public 
realm improvement.  Development proposals which break or disrupt an existing corridor 
without being able to form an acceptable and useable alternative route in the network will 
be refused.   
 
A further “blue” corridor (j) can be identified, comprising the length of the navigable River 
Gipping and River Orwell within the Borough. Development proposals which relate closely to 
riverbanks will be required to provide for the improvement of public pedestrian and cycle 
paths along the site boundary relating to the river where appropriate and should enhance its 
appearance. Development close to riverbanks should also include tree planting and ensure 
that an appropriately sized ecological buffer along the river is maintained. Development 
should seek to enhance public slipway access to the river, where practicable.  
 
The Council will seek to establish and extend a publicly accessible green trail around the edge 
of the Borough as illustrated on Plan 6 in order to address the need within the Borough for 
access to Natural and Semi Natural Greenspace. The green trail will provide an ecological 
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corridor and a recreational resource for people to use.  Development at the edge of the built 
up area will be required to provide links within the green trail as part of their on-site open 
space provision. 

 
9.87 This policy adds detail to the strategic approach set out in Policy CS16, by broadly identifying 

green corridors (including the ‘blue corridor’ of the river valley) and ensuring that any 
development permitted within them under other policies of this plan would not compromise 
the corridor function.  

 
9.88 The Council’s Open Space Study 200911 (as updated in 2017) describes green corridors as linear 

features mostly open in character e.g. footpaths, riverside paths and bridleways, which act as 
wildlife corridors and attractive, safe, off-road links between residential areas or open spaces 
or other destinations. Their value is increased if they link up to form a network and, for Ipswich, 
they may also link to the open countryside in neighbouring authority areas.  They help to create 
urban environments that are attractive, clean and safe. 

 
9.89 Ipswich benefits from an important and continuous blue corridor in the form of the river path 

which follows the river from the Waterfront westwards through to Sproughton. Enhancing the 
river path is a key aim of the Ipswich River Strategy. The Site Allocations and Policies 
(incorporating IP-One Area Action Plan) Development Plan Document Review proposes 
pedestrian and cycle bridges across the river to link up communities and facilities north and 
south of the river in the vicinity of Elton Park, and east of Stoke Bridge. In order to maintain an 
appropriate ecological buffer along the river, development taking place within 10m of the river 
will only be permitted if it can be clearly demonstrated that it would maintain or enhance the 
ecological quality of the river corridor. 

 
9.90 On the periphery of the Borough there are other important areas of natural and semi-natural 

green space which provide corridor functions, for example Belstead Brook, Orwell County Park 
and Rushmere Heath.   

 
9.91 The Haven Gateway Green Infrastructure Strategy12 recognised their value but also identified 

gaps, particularly to the north and east of Ipswich.  Thus the Core Strategy, through Policy CS16, 
seeks to link radial green corridors with a publicly accessible ‘green trail’ around Ipswich.  The 
Council will take opportunities through development, such as at the Ipswich Garden Suburb, 
which is addressed through Policy CS10, to provide links in the green trail where currently there 
are gaps. Where the green trail traverses development sites, the Council will work with 
developers and other stakeholders to agree a route.  

 
9.92 Green corridors can provide safe and pleasant cycling and walking routes that offer an 

alternative means of accessing parts of the town. This benefits air quality in general and the 
health of cyclists and walkers in particular. 

 
9.93 Some of the green trail will fall outside the Borough where the boundary is very tightly drawn.  

Where this is the case, the Council will work with neighbouring local authorities to address the 
provision of green infrastructure later in the plan period. This will seek to address gaps and 
provide links into the strategic walking and cycling route network, for example: 

 
11 Open Space, Sport and Recreation Facilities Study 2009, PMP (updated 2017) 
12 Haven Gateway Green Infrastructure Strategy, April 2008 The Landscape Partnership 
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• eastwards to the coast via the Sandlings Walk; 

• south-eastwards via the Stour and Orwell Walk; 

• southwards via Belstead Brook Park to Alton Water; and 

• northwards via the Fonnereau Way to the Fynn Valley. 
 

9.94 The Council will work to develop a more detailed map of the green corridors based on 
recreational open spaces and existing rights of way and permissive routes. Plan 6 illustrates the 
broad location of the corridors. 
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POLICY DM11: 
Countryside 

 

Within the countryside defined on the Policies Map, development will only be permitted if it: 
 
 a)  respects the character of the countryside; and 
  
b)  maintains separation between Ipswich and surrounding settlements; and 
 
 c) does not result in isolated dwellings; and 
 
 d) contributes to the green trail and other strategic walking and cycling routes and wildlife 

corridors where appropriate.   
 
Major development in the countryside will only be permitted if it satisfies a. to d. above and: 
 
 i) is necessary to support a sustainable rural business including tourism; or 
 
 ii) is a recreational use of land which retains its open character; or 
 
 iii) is major residential development. 
 
In the case of the AONB, major development, as defined by NPPF footnote 60, will only be 
permitted in exceptional circumstances in accordance with NPPF paragraph 177. The natural 
beauty, landscape and special qualities of the AONB and the contribution that land within its 
setting makes to this should be conserved and enhanced. 

 
9.95 Ipswich is set within a high quality landscape at the convergence of three distinctive landscape 

character areas defined by Natural England: the South Norfolk and High Suffolk Claylands, the 
South Suffolk and North Essex Claylands and the Suffolk Coast and Heaths, part of which is 
designated as an Area of Outstanding Natural Beauty. Suffolk County Council has also 
developed a finer grain landscape character assessment. The Borough boundary includes small 
amounts of countryside to the north-west, north-east and south-east of the urban area. 
 

9.96 The National Planning Policy Framework (NPPF) recognises the intrinsic character and beauty 
of the countryside.  Together with peripheral designated open spaces, the countryside around 
the Ipswich urban area, including in neighbouring districts, provides an attractive setting for the 
Town and links into its ecological and green corridor networks.  The NPPF requires planning to 
take account of the different roles and character of different areas and, therefore, it is 
appropriate to maintain separation between Ipswich and surrounding settlements.  
 

9.97 Ipswich also contains a small area of the Suffolk Coast and Heaths Area of Outstanding Natural 
Beauty (AONB) on the southern boundary of the Borough. Paragraph 177 of the NPPF sets out 
the approach to considering applications for development and major development within the 
AONB. The definition of major development in respect of development within the AONB is 
defined by footnote 60 of the NPPF and is matter for the decision maker, taking into account 
its nature, scale and setting, and whether it could have a significant adverse impact on the 
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purposes for which the area has been designated or defined. Land within the setting of the 
AONB also makes an important contribution to the natural beauty of the area. Development 
which is poorly located or designed can pose significant harm to the AONB. Therefore, 
development within the setting of the AONB must also take into account the potential impacts 
on the natural beauty of the area. 
 

9.98 The NPPF supports rural tourism and leisure developments which respect the character of the 
countryside. However, isolated development in the countryside should be avoided unless 
justified under paragraph 85 of the NPPF.  
 

9.99 Subject to infrastructure and highways constraints, there are some areas of countryside within 
the Borough boundary which have been assessed as having ‘in principle’ acceptability for 
housing through the Strategic Housing and Economic Land Availability Assessment.  In the event 
that the infrastructure constraints can be addressed satisfactorily, any development would be 
required to meet the criteria in the policy. 
 

9.100 Ipswich has a tightly drawn Borough boundary so countryside at the periphery of the Borough 
is not physically remote from the urban area. However development which would be relatively 
isolated in terms of access to public transport and community facilities should be avoided.   
 

9.101 Impact on the character of the Ipswich countryside will be assessed in relation to the Suffolk 
County Council character assessment analysis.  Areas of countryside are defined on the Policies 
Map. 
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POLICY DM12: 
Design and Character 

 

The Council will require all new development to be well-designed and sustainable. In the plan 
area this will mean layouts and designs that provide a safe, and attractive public realm 
capable of being used by all. They will: 
 
a) form areas which function well by integrating residential, working and community 

environments and which fit well with adjoining areas; 
 
b) create safe and secure communities by complying with the relevant secure by 

design guidance where appropriate to do so and taking account of building safety 
requirements under other legislation from the outset, including fire safety, access 
for emergency services and safe access for  evacuation; 

  
c) include useable public spaces for all (including pedestrians, cyclists and people with 

disabilities) that are easily understood and easy to pass through; 
 
d) introduce greener streets and spaces to contribute to local biodiversity net gain, 

visual amenity, and health and well-being, and offset the impacts of climate change. 
This could include green roofs, walls and other measures to ensure the urban 
environment becomes greener and healthier; 

 
e) incorporate cycle and waste storage, public transport infrastructure and car parking 

(including electric vehicles) if appropriate, all designed and integrated in a way that 
supports the street scene and safeguards amenity and allows sufficient 
permeability for public transport, refuse collection and emergency vehicles; 

 
f) in residential development of 10 or more dwellings, 25% of new dwellings will be 

required to be built to Building Regulations standard M4(2). The Council will 
consider waiving or reducing the requirement where the circumstances of the 
proposal, site or other planning considerations mean it is not possible to 
accommodate the requirement and/or in cases where the requirement would 
render the development unviable. 

 
Proposals should also respect and promote the special character and local distinctiveness of 
Ipswich by: 
 
g) protecting and enhancing significant views that are considered to be important or 

worthy of protection, including those set out in the Ipswich Urban Character Studies, 
Conservation Area Appraisal and Management Plans, as well as the setting of any 
heritage assets.  The design should help to reinforce the attractive physical 
characteristics of local neighbourhoods and  the visual appearance of the immediate 
street scene; 

 
h) ensuring good public realm design that enhances the streetscape and protects and 

reinforces a sense of place, through the appropriate use of public art, bespoke paving, 
street furniture and soft landscaping; and 

 
i) ensuring good architectural design that responds to and reflects its setting, is 

sustainable, accessible and designed for long life by being capable of adaptation to 
changing needs and uses over time and demonstrate the principles of dementia-
friendly design. 

 
Designs that do not adequately meet or address these criteria will be refused. 
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9.102 National planning policy is clear that all new development should achieve high standards of design 
and environmental sustainability. Given high projected levels of growth in Ipswich over the plan 
period and the distinctiveness and quality of the central area of Town where much of this growth 
is to be directed, design quality is considered to be a particularly important requirement for all 
new development in the Town. 
 

9.103 In an era of rapid social, economic, environmental and technological change, buildings need to 
be designed to be adaptable to respond in a sustainable manner to the changing needs of occupiers. 
This is the 'long-life, loose-fit' principle. For commercial buildings, it could mean ensuring that a 
building designed as an office for one organisation is physically capable of being subdivided, 
should future patterns of demand change. 
 

9.104 In 2015, the Government introduced new ‘optional’ Building Regulations Standards relating to 
accessible and adaptable dwellings and wheelchair user or wheelchair adaptable dwellings. 
These optional standards can only be required through a planning policy requirement. The 
National Planning Practice Guidance states that ‘Where a local planning authority adopts a 
policy to provide enhanced accessibility or adaptability they should do so only by reference to 
Requirement M4(2) and / or M4(3) of the optional requirements in the Building Regulations. 
They should clearly state in their Local Plan ‘what proportion of new dwellings should comply 
with the requirements.’ 
 

9.105 The 2014 Suffolk Housing Survey indicates that 10% of Ipswich residents live in a home which 
has been adapted in some way for accessibility purposes. The results indicate that a further 3% 
of Ipswich residents currently require adaptations to their dwellings. Since 2007 almost 1,600 
adaptations have been carried out on the Council’s housing stock. The number and proportion 
of elderly residents in the Borough is predicted to increase over future years, potentially further 
increasing the need for dwellings to be accessible and adaptable. Therefore, 25% of dwellings 
on sites of 10 dwellings or more should be M4(2) compliant. Should the evidence show this 
requirement to be, in practice, readily viable, the policy will be revised accordingly as part of 
the envisaged future review of plans. However, the Council’s Housing Register currently 
indicates that a relatively small number of wheelchair accessible homes built to Building 
Regulations Standard M4(3) are needed and, therefore, whilst this type of provision is 
encouraged within affordable housing developments, it is not a requirement. 
 

9.106 Development should seek to adopt the principles of dementia-friendly design: 
 

• familiar environments – functions of places and buildings are obvious, any changes 
are small scale and incremental;  

• legible environment – a hierarchy of street types, which are short and fairly narrow; 

• clear signs at decision points;  

• distinctive environment – a variety of landmarks, with architectural features in a 
variety of styles and materials. There is a variety of practical features (e.g. trees and 
street furniture); and  

• accessible environment – land uses are mixed with shops and services within a 5-10 
minute walk from housing. Entrances to places are obvious and easy to use and 
conform to disabled access regulations. 
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9.107 The public realm is defined as the parts of a town that are available without charge for 
everyone to experience and enjoy. It includes both formal and informal spaces such as streets, 
squares, parks and open spaces, the urban fringe and footpaths linking to nearby countryside. An 
attractive and well-functioning public realm that is friendly to all users is key to creating the sort 
of environment that people want to be in. It is also important in prioritising the needs of 
pedestrians and cyclists over those of the car in terms of safety and air quality for a healthier 
lifestyle. Specific proposals for new and improved areas of public realm in central Ipswich are 
identified through the Site Allocations and Policies (incorporating IP-One Area Action Plan) 
Development Plan Document Review. 
 

9.108 Integrating land uses into mixed use developments and neighbourhoods improves the overall 
sustainability of Ipswich and also reinforces community cohesion. It helps to create local vitality 
and reduce the need to travel. In areas such as the Waterfront, Ipswich has seen the benefit of 
a mixed use approach that combines living, leisure and culture, and working. 
 

9.109 Developments must be sustainable and adhere to the relevant Secured By Design Guide 
where appropriate to do so. Proposals for large developments must be subject to 
consultation with the local Design Out Crime Officer at Suffolk Constabulary. This applies 
to all development types, whether residential, commercial or public sector. These guides 
will require particular consideration to be given to the layout of the development to 
increase natural surveillance, the use of appropriate boundary treatments and access 
control systems to deter unauthorised access, appropriate planting, the appropriate use 
and location of open space and taking every opportunity to minimise the potential for Anti-
Social Behaviour (ASB).  
 

9.110 The NPPF states that planning policies should promote public safety by ensuring appropriate 
and proportionate steps are taken to reduce vulnerability, increase resilience and ensure public 
safety and security. Although the subject of fire safety is covered by part B of the Building 
Regulations, it is important that proposals achieve the highest standards of fire safety, reducing 
risk to life, providing acceptable means of escape and ensuring that risk to life is as low as 
possible. To achieve this, applicants should consider building safety requirements under the 
Building Regulations and other legislation from the outset to provide a safe and secure 
environment for occupants and users, including whether the building materials (e.g. cladding) 
are suitable and that built-in emergency responses to fire, such as sprinkler systems, are 
accounted for. 
 

9.111 Greening the streets of Ipswich has visual, functional, social, economic and environmental 
benefits. In terms of climate change, street and car park trees help by providing shade from the 
sun, slowing surface water run-off, and combating the urban heat island effect. Trees also 
contribute to health, welfare and quality of life of everyone who lives and works in the urban 
environment along with providing additional habitats for wildlife. Where underground services and 
hard surfacing are a potential issue, the use of root barriers and below ground engineered tree 
pits to provide viable soil volumes, and Tree Root Protection Systems will be explored. The 
appearance of streets will also be improved through a Tree Planting Design Guide and limiting 
the amount of 'street clutter', including unnecessary signage, bollards, railings, road markings 
and street furniture. 
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9.112 The wooded skyline that provides the backdrop to much of central Ipswich is a key part of the 
centre's character and setting and will be protected and sustainably enhanced. The Site 
Allocations and Policies (incorporating IP-One Area Action Plan) Development Plan 
Document Review and the Ipswich Urban Character Study SPD identify key viewpoints and key 
strategic views in relation to the wooded skyline around central Ipswich. Relevant policy guidance 
in respect of tall buildings can be found in Policy DM15. 
 

9.113 The character and distinctiveness of Ipswich is the product of a combination of Ipswich's 
geographical setting, history and communities.  The character of different areas of Ipswich is 
analysed through the conservation area appraisals (covering the conservation areas only) and 
the Ipswich Urban Character SPD. Decisions about proposed development which would harm 
the significance of a designated heritage asset will be taken having regard to the NPPF and 
DM13 Built Heritage and Conservation and DM14 Archaeology.  
 

9.114 In order to support Ipswich residents in adopting sustainable and healthy lifestyles, the Council 
will ensure that new developments offer opportunities to be naturally active and promote physical 
activity, walking and cycling in accordance with Sport England’s Active Design guidance.  
 

9.115 Criterion i. of the policy seeks to secure well-designed, adaptable and resilient places in 
accordance with the National Planning Policy Framework, Section 12. Assessment of design 
quality for major applications for residential development will be made using the Building for Life 
12 criteria (now superseded by Building for a Healthy Life) and applicants will be expected to 
demonstrate that scheme designs can achieve a ‘green’ score in each category enabling schemes to 
be eligible for ‘Building for a Healthy Life’ status. However, it is recognised that not every 
development proposal will meet this criteria and in these circumstances, developers will be expected 
to justify why this is not possible. The Building for a Healthy Life criteria are reflected in Policy DM12 
and therefore addressing the specific requirements of Building for a Healthy Life will contribute 
towards meeting the requirements of Policy DM12. The criteria in Policy DM12 also contribute 
towards the creation of safe, functional and well-designed communities as aspired to by the 
Government’s Lifetime Neighbourhoods ambitions.  
 

9.116 The design quality of smaller residential developments will be assessed against the various 
Building for a Healthy Life criteria as may be considered reasonably applicable to the type and scale 
of development under consideration. The Council's Space and Design Guidelines SPD, which 
addresses matters such as spacing between dwellings, will apply to all residential developments. 
 

9.117 The design of all major non-residential or mixed use developments will be assessed against the 
design criteria set out in By Design: DETR 2000. 
 

9.118 Applicants for planning permission will be required to clearly demonstrate how the submitted 
development proposal achieves urban design quality through the Design and Access Statement 
accompanying their application, where required by the Council’s Local Validation List. 
 

9.119 It will be necessary to ensure that the siting, layout, scale, form, massing, materials and detailing 
of any proposed buildings will have a positive visual relationship with surrounding buildings. Matters 
of silhouette, proportion, and solid to void ratios and anti-reflective glass, will all be important 
considerations to be addressed. 
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9.120 It is important that the design of development creates buildings that work well for their 
occupiers. This includes the provision of adequate storage in new developments, be that for 
wheelie bins and cycles, or for the storage of mobility scooters. Provision for waste storage 
should support the aim to increase recycling. It may also mean designing for an ageing 
population to reflect demographic trends. In order to promote sustainable use of materials 
encouragement will be given to the reuse of previously used materials in construction. 
 

9.121 Urban greening is important, to enhance the townscape, tackle and help adapt for climate change 
and enhance biodiversity. It could include the incorporation of canopy cover, green walls and green 
roofs and the creation of urban greenspace, as part of soft landscaping considerations. Opportunities 
for greening should be maximised in all developments, where appropriate. Provision to support 
biodiversity net gain should include measures such as nestboxes for birds (swifts, house sparrows, 
starlings) and bat boxes integrated into the fabric of the building. The Council will also refer to its 
Open Space and Biodiversity Policy. 
 

9.122 Public art can play a critical part in the development and regeneration of places by making the 
architecture and/or the setting or public space around them more attractive, and establishing 
a sense of place and local identity. It also has intrinsic cultural and aesthetic value. 
 

9.123 The placing of public artworks on development sites is a material consideration in the planning 
system. The Council encourages all major developments to integrate public art installations or 
bespoke features as part of the overall design concept from the outset. Applications should 
incorporate information on the content and quality of any public art into the accompanying Design 
and Access Statement. 
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POLICY DM13: 
Built Heritage and Conservation 

 

Proposals for new development must consider the impacts on the historic built environment 
which makes Ipswich such a distinctive town, seek opportunities for enhancement of the 
town’s heritage, and respond to the historic pattern of development and character of the area 
and comply with the requirements of the NPPF. 
 
Designated Heritage Assets 
 
The Council will refuse consent for development that will lead to substantial harm to (or total 
loss of significance of) a designated heritage asset, unless it can be demonstrated that the 
substantial harm or total loss is necessary to achieve substantial public benefits that outweigh 
that harm or loss, or all of the following apply:                                                                                                                                    
 
a) the nature of the heritage asset prevents all reasonable uses of the site;  
 
b) no viable use of the heritage asset itself can be found in the medium term   
 through appropriate marketing that will enable its conservation;  
 
c) conservation by grant-funding or some form of charitable or public ownership is  
 demonstrably not possible; and  
 
d) the harm or loss is outweighed by the benefit of bringing the site back into use.  
 
Substantial harm to grade II listed buildings or grade II parks and gardens will only be permitted 
in exceptional circumstances. Substantial harm to assets of the highest significance, such as 
grade I and II* listed buildings; grade II* parks and gardens and scheduled monuments will only 
be permitted in wholly exceptional circumstances.  
  
Where a development proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm will be weighed against the public benefits of the proposal 
including, where appropriate, securing its optimum viable use. 
 
Listed Buildings 
 
To preserve and enhance the Borough’s 600+ listed buildings, the Council will: 
 
 e) support proposals for alterations and extensions to listed buildings where there  
  would be no harm to the special architectural and historic interest of the building.  
  This will consider the design, scale, materials and appearance with regard to the  
  significance of the listed building; 
 
 f) support proposals for the change of use of a listed building where the use will retain 
  elements of the building which contribute to the building’s significance, including 
  internal features, historic fabric, plan form, appearance and layout; and 
 
 g) support development within the setting of listed buildings that would not cause  



 

151 

  harm to the significance of the building through the introduction of sympathetic  
  development in the building’s setting, retaining a curtilage appropriate to the listed  
  building. 
 
Conservation Areas 
 
The adopted Conservation Area Appraisals and Management Plans for the Borough’s 15 
Conservation Areas will be used to inform the Council’s decisions when assessing the impact 
of proposals.  
 
The Council will: 
 
 h) require development within conservation areas to protect and enhance the special 
  interest, character and appearance of the area and its setting; 
 
 i) require the position, mass, layout, appearance and materials of proposed    

development, and the design of the space and landscaping around it, to pay regard to 
the character of adjoining buildings and the area as a whole; 

  
j) ensure that proposed changes of use within or adjacent to conservation areas  
  would not detract from the special interest, character and appearance of the  
  designated area, which should include sympathetic alterations and additions to  
  facades that are visible from the public domain and the retention of any existing  
  features of special architectural merit; 
  
k) preserve trees and garden spaces which contribute to the character and appearance 
  of a conservation area or which contribute to the significance of the area by being  
  located in the setting of the conservation area; and 
  
l) consider the withdrawal of permitted development rights through the use of  
  conditions where this is justified to preserve the character and appearance of the  
  conservation area. 
 
Non-designated Heritage Assets 
 
The Council will also protect non-designated heritage assets. In weighting the effect of a 
proposal on the significance of a non-designated heritage asset, a balanced judgement will be 
applied having regard to the benefits of the proposal, the scale of any harm or loss and the 
significance of the heritage asset. 
 
Adopted Conservation Area Appraisals and Management Plans; the Development and 
Archaeology SPD; Ipswich Urban Character SPD (to identify the special character and 
distinctiveness of Ipswich in relation to the proposal); the Local List (Buildings of Townscape 
Interest) SPD; Space and Design Guidelines SPD; the Shop Front Design Guide; and the Public 
Realm SPD as appropriate, will be used to inform the Council’s planning decisions to proposals 
subject to this policy. 
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Where a proposal involves directly, is adjacent to or affects the setting of a heritage asset, the 
developer must submit a heritage statement proportional to the heritage asset status. 
 
Non-designated heritage assets of archaeological interest, which are demonstrably of 
equivalent significance to scheduled monuments, should be considered subject to the policies 
for designated assets. 
 
The Council will also protect non-designated heritage assets included on the ‘Local List’.  
 
The Council shall have regard to the effect of cumulative harm to heritage assets, refusing 
applications where previous development has been found to be harmful to the historic 
environment.  
 
Planning applications involving archaeology will also be subject to DM14. 

 
9.124 The Borough of Ipswich benefits from a rich history, with the settlement of the Town 

developing from the Saxon period. Like much of the East Anglian region, Ipswich benefitted 
from the prosperity of the wool and cloth trade throughout the medieval period, whilst its 
location opposite the mouth of the Rhine allowed the Town to establish itself as an important 
trading port. The wealth of this period is evident in the historic core of the Town, with fine 
timber framed buildings contributing to much of the Town Centre’s building stock. The 
economic downturn following the decline of the wool trade preserved many of these 
medieval buildings, as in contrast to other parts of the country in the Georgian era, many 
building owners in Ipswich were not prosperous enough to rebuild their homes to the latest 
fashion. The growth of industry and population in the Victorian period led to the 
redevelopment and expansion of the Town providing distinctive suburbs of 19th century 
development, which are an important part of the Town’s character. 
 

9.125 The rich history of Ipswich is recognised by the volume of heritage assets across the Town. 
The Borough benefits from over 600 listed buildings, 15 Conservation Areas, 8 Scheduled 
Ancient Monuments, 3 Registered Parks and Gardens, an Area of Archaeological Importance, 
and hundreds of undesignated heritage assets. 
 
Listed Buildings 
 

9.126 The Borough benefits from a high volume of listed buildings, which contribute to the character 
of the Town, illustrate the town’s history, encourage visitors and tourism, as well as make the 
Town a distinctive place to live and work.  
 

9.127 Buildings listed for their special architectural or historic interest have statutory protection 
under the Planning (Listed Buildings and Conservation Areas) Act 1990. The Council has a 
statutory duty to preserve and enhance the character and appearance of listed buildings in 
Ipswich and will therefore only grant planning permission and listed building consent for works 
and changes of use which complement this obligation.  
 

9.128 Consent will not be granted for the demolition of a listed building other than in exceptional 
circumstances, and not unless the Council is satisfied that every possible effort has been made 
to continue the present use, or find a suitable new use. Demolition will not be permitted until 
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there are approved detailed plans for redevelopment that would immediately follow the 
clearance of the site. 
 

9.129 In order to protect listed buildings, the Council will control external and internal works that affect 
their special architectural or historic interest. Consent is required for any alterations, including 
some repairs, which would affect the special interest of a listed building. 
 
Conservation Areas 
 

9.130 There are fifteen designated conservation areas in Ipswich, which protect distinctive areas of the 
Town’s built heritage, including the medieval core, the Victorian wet dock, the historic hamlets of 
Stoke and Whitton, and numerous 19th century suburbs. 
 

9.131 The Council will protect and enhance the character and special interest of the Town’s conservation 
areas. Conservation Area Appraisals and Management Plans have been prepared which provide 
further guidance on the character of these areas. The Council will take these documents into account 
as material considerations when we assess applications for planning permission which have the 
potential to affect these areas.  
 

9.132 Due to the urban nature of Ipswich, the character and appearance of a conservation area can be 
affected by development outside of the conservation area boundary. The Council will therefore not 
permit development in locations outside conservation areas that it considers would cause harm to 
the character, appearance or setting of such an area, and will consider the impact of cumulative 
harm in this regard. 
 

9.133 The character of conservation areas derives from the combination of a number of factors 
including building patterns, landform, historical development and key views. These elements 
should be identified and responded to in the design of new development. Design and Access 
Statements should include an assessment of local context and character and set out how the 
development will respond to the existing urban grain of development. 
 
Demolition in a Conservation Area 
 

9.134 The Council has a general presumption in favour of retaining buildings that make a positive 
contribution to the character or appearance of a conservation area, whether they are listed or 
not, so as to preserve the character and appearance of the area. The Council will resist the total 
or substantial demolition of buildings which make a positive contribution to a conservation area 
unless circumstances are shown that outweigh the case for retention. Applicants will be required 
to justify the demolition of a building that makes a positive contribution to a conservation area, 
having regard to the National Planning Policy Framework, Ipswich’s Conservation Area 
Appraisals and management strategies and any other relevant supplementary guidance 
produced by the Council. 
 

9.135 When considering applications for demolition, the Council will take account of group value, 
context and the setting of buildings, as well as their quality as individual structures and any 
contribution to the setting of listed buildings. Applications must clearly show which buildings or 
parts of buildings are to be demolished. 
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Use 
 

9.136 Changes in patterns of use can also erode the character of an area. It is therefore important that, 
whenever possible, uses which contribute to the character of a conservation area are not 
displaced by redevelopment. 
 
Details 
 

9.137 The character and appearance of a conservation area can be eroded through the loss of 
traditional architectural details such as historic windows and doors, characteristic rooftops, 
garden settings and boundary treatments. Where alterations are proposed they should be 
undertaken in a material of a similar appearance to the original. Traditional features should be 
retained or reinstated where they have been lost, using examples on neighbouring houses and 
streets to inform the restoration. 
 
Landscape 
 

9.138 The value of existing gardens, trees and landscape can make a particular contribution to 
conservation areas. Development will not be permitted which causes the loss of trees or garden 
space where this is important to the character and appearance of a conservation area. 
 
Setting of Heritage Assets 
 

9.139 The setting of a heritage asset, although not forming part of any statutory designation, can 
contribute to the significance of the heritage asset. The value of a heritage asset can be greatly 
diminished if unsympathetic development elsewhere harms its appearance or its harmonious 
relationship with its surroundings. While the setting of a heritage asset may be limited to its 
immediate surroundings, it can often extend some distance from it, and is defined by the NPPF 
as the surroundings in which a heritage asset is experienced. Views of/to a heritage asset may 
contribute to the setting of a heritage asset, but setting can also be influenced by other 
environmental factors, and does not depend on visual links and intervisibility alone, nor does it 
depend on there being public rights of access to the experience of the setting of the heritage 
asset.  
 

9.140 Historic England have produced The Setting of Heritage Assets: Historic Environment Good 
Practice Advice in Planning Note 3 which applicants are encouraged to read where their proposals 
will be in the setting of heritage assets. 
 
Vacant Heritage Assets 
 

9.141 Ipswich has a number of prominent vacant buildings of heritage value. The Council will 
support proposals that bring these premises back into use, particularly where they form part 
of a wider proposal for regeneration. This will help to meet the objectives of Policy CS4 
Protecting our Assets 
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Sustainable Design and Retrofitting 
 

9.142 Historic buildings, including those in conservation areas, can be sensitively adapted to meet the 
needs of climate change and energy saving while preserving their special interest and ensuring 
their long-term survival. 
 

9.143 In assessing applications for retrofitting sustainability measures to historic buildings, the Council 
will take into consideration the public benefits gained from the improved energy efficiency of 
these buildings, including reduction of fuel poverty. These considerations will be weighed against 
the degree to which proposals will affect the significance and special interest of the building/area. 
 

9.144 Historic England publishes advice on the application of Part L of the Building Regulations to 
historic and traditionally constructed buildings. 
 
Registered Parks and Gardens 
 

9.145 In addition to conservation areas, listed buildings and archaeological remains, Ipswich benefits 
from three registered parks and gardens (Chantry, the Cemetery and Christchurch), as designated 
by Historic England. The Council will encourage the management of registered parks and gardens 
and where appropriate, enhance their value and protect their setting. The Council will consult 
with Historic England over proposals affecting these parks and gardens. 
 
Non-designated Heritage Assets  
 

9.146 The Borough also has many attractive, historic, locally significant buildings and features which 
contribute to the distinctiveness of local areas, but which are not formally designated. Non-
designated heritage assets may either be identified as part of the planning process or included on 
the adopted Local List (Buildings of Townscape Interest) SPD. When planning permission is 
required for any proposal that directly or indirectly affects the significance of a non-designated 
heritage asset (either on the Local List or not) then the Council will treat the significance of that 
asset as a material consideration when determining the application. 
 
Requirements for Heritage Statements 
 

9.147 A Heritage Statement is an assessment of the significance of heritage assets and/or their settings 
affected by a development and of the impacts of that development upon them. Quite apart from 
the need to comply with the NPPF, the Heritage Statement is an important practical tool to guide 
an applicant in developing their proposals. As good practice, it should therefore be one of the first 
things that an applicant considers when beginning to formulate their development proposals. In 
other words, the needs and constraints of the identified heritage asset(s) should influence the 
evolution of the proposal from the outset and a Heritage Statement should explain how an 
applicant /agent has arrived at a certain proposal. Good understanding of heritage asset(s) is 
essential before that process can take place.  
 

9.148 There is no prescribed format for a Heritage Statement and it does not have to be a freestanding 
document. Sometimes a Heritage Statement will be amalgamated with other documents such as 
a schedule of works, a Design and Access Statement, or drawn details that may expand on the 
content of submitted drawings. It is for the applicant or agent to decide whether it is appropriate, 
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in the circumstances, to amalgamate the documents or keep them separate. So long as the 
content of the document is made clear in the title, it makes no difference to the validation of an 
application by the Authority.  
 

9.149 A Heritage Statement needs to be relevant and appropriate, but also proportionate, 
depending on the scale and nature of the proposal and the heritage asset(s) affected. Small 
works, of small impact, require only simple Heritage Statements that can easily be produced 
without the need for special expertise. Appendix 7 includes guidance on what is required in 
a Heritage Statement submitted to the Council. Essentially, it needs to identify and describe 
the heritage assets affected; assess the impact of the proposed development on the heritage 
asset and mitigate the impact. 

 

  



 

157 

POLICY DM14: 
Archaeology 

 

The Borough will require that development proposals which may disturb remains below ground 
are supported by an appropriate assessment of the archaeological significance of the site 
including, if necessary, the results of a programme of archaeological field investigation. Such 
assessments should be proportionate to the importance of the site. Sites within the Area of 
Archaeological Importance are especially likely to contain significant archaeological remains. 
The Development and Archaeology Supplementary Planning Document provides guidance on 
the preparation of archaeological assessments.  
 
Planning permission will not be granted if the remains identified are of sufficient significance 
to be preserved in situ and cannot be so preserved in the context of the development proposed, 
taking account of the necessary construction techniques to be used. Non-designated heritage 
assets of archaeological interest, which are demonstrably of equivalent significance to 
scheduled monuments, should be considered subject to the policies for designated heritage 
assets.  
 
Where archaeological potential is identified but where the public benefits of the proposal 
convincingly outweigh harm to the significance of archaeological heritage assets, development 
which would destroy or disturb potential remains will be permitted, subject to an appropriate 
programme of archaeological investigation, recording, reporting, archiving, publication, 
enhanced public understanding and community involvement. 

 
9.150 Historic towns and cities are highly sensitive archaeological sites, where buried features, finds 

and standing monuments form a unique and irreplaceable record of a settlement’s unwritten 
history. 
 

9.151 As a historic port, aspects of the archaeological record in Ipswich are nationally important.  
However, Ipswich is particularly special in that it has origins as one of only four international 
ports in the Middle Saxon period. As a major Anglo-Saxon centre engaged in long-distance 
trade, it has an internationally important archaeological record from this time. The Town’s early 
fortunes were linked to the developing Anglo-Saxon kingdom of East Anglia, and Gipeswic was 
likely a trading settlement founded by the Royal house, notably associated with the burial 
ground at Sutton Hoo. Remains at several locations in Ipswich are statutorily protected through 
designation as scheduled monuments. There are currently eight scheduled monuments in 
Ipswich.  
 

9.152 To ensure that this invaluable and irreplaceable historical, cultural and educational resource 
is not lost or damaged, the planning process must ensure that development proposals 
respect archaeologically important sites. 
 

9.153 The NPPF sets out specific requirements for assets with archaeological interest. Where a site 
on which development is proposed includes or has the potential to include heritage assets with 
archaeological interest, developers will be required to submit an appropriate desk based 
assessment and, where necessary, a field evaluation (which could include geophysical survey, 
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building survey and trenched evaluation) at an appropriate stage prior to determination of an 
application.  
 

9.154 Suffolk County Council Archaeology Service holds the Urban Archaeological Database for 
Ipswich and is consulted on planning applications that could affect archaeology. Early 
consultation with relevant agencies is encouraged well in advance of seeking relevant 
permissions and consents, in order that appropriate consideration is given to heritage assets. 
This makes the application process simpler and reduces the risk for proposed schemes. 
Understanding the significance of affected assets is important to the process. The ability to 
document an asset is not a factor in determining a planning application. However, where 
permission is granted subject to conditions relating to archaeological remains, an appropriate 
programme of work to record and promote understanding of remains which would be affected 
by development could include some or all of the following: further evaluation, upfront 
excavation, and/or monitoring and control of contractor’s groundworks, with appropriate 
curation and publication of results. The Development and Archaeology Supplementary Planning 
Document (SPD) is intended to help applicants make successful applications and provides 
further detail on procedures and best practice. 
 

9.155 Attention is drawn to the Policies Maps, which show the Area of Archaeological Importance of 
the Anglo-Saxon and medieval Town, aspects of which are internationally recognised. Beyond 
this area, the Borough includes parts of the wider landscape of the Gipping Valley and Orwell 
Estuary, and there are Prehistoric, Roman, Anglo-Saxon and other period archaeological sites 
within its boundaries. For information, the Area of Archaeological Importance is also shown on 
Plan 4. The Area of Archaeological Importance is defined from evidence of buried archaeology, 
historic maps and information, standing structures and visual elements of the historic landscape 
and it highlights the area known or likely to have the most complex and sensitive archaeological 
deposits. This helps to alert applicants and planning officers to the likely requirements for 
archaeological investigation, protection and recording to be placed on development, on 
potentially even the smallest scale below-ground works. The Development and Archaeology 
SPD adds another layer of detail to the Area of Archaeological Importance by providing 
Archaeological Character Zones, more detailed geographical characterisation of ‘archaeological 
potential’.  
 

9.156 A number of the sites within Opportunity Areas B and C in the IP-One Area Action Plan, contain 
scheduled monuments. Any development proposals directly affecting scheduled monuments 
will need to minimise and justify any harm to the monument and demonstrate a very high level 
of public benefit in order for them to meet the requirements of NPPF paragraphs 194, 195 
and/or 196. Where a proposed development will impact on a scheduled monument, detailed 
early pre-application discussions with Suffolk County Council Archaeological Service and 
Historic England are essential to agree the scope of required further assessment, the principle 
of development and to inform design (e.g. to allow for preservation in-situ of deposits or 
appropriate programmes of work).  In addition to planning permission, proposals affecting 
scheduled monuments will also require Scheduled Monument Consent (SMC) under the 
Ancient Monuments and Archaeological Areas Act 1979 (as amended). SMC is a legal 
requirement for any development which might directly affect a monument either above or 
below ground level. Historic England administers the SMC application process on behalf of the 
Secretary of State for Digital, Culture, Media and Sport and should be consulted at the earliest 
opportunity to discuss the nature of the development. SMC is a separate process from the 
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planning system. In order for development proposals affecting scheduled monuments to obtain 
Scheduled Monument Consent they will need to demonstrate that they would deliver a very 
high level of public benefit. 
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POLICY DM15: 
Tall Buildings 

 

Planning permission for tall buildings will be granted within the arc of land to the south-west of 

the Town Centre in the vicinity of Civic Drive and the Northern Quays of the Waterfront, as shown 

on the IP-One Area Action Plan Inset Policies Map, providing that the design of any proposed 

building satisfactorily addresses all of the following criteria: 

a) respects local character and context, including heritage assets; 

b) achieves a building that is of the highest architectural quality; 

c) is sustainable in design and construction and ensures the public safety, including fire  

 safety, of all building users; 

d) the design is credible in technical and financial terms; 

e) makes a positive contribution to public space and facilities; 

f) does not negatively impact on the local microclimate; 

g) integrates well with the surrounding streets and open spaces, improving movement  

 through the site and wider area with direct, accessible and easily recognisable routes  

 and contributes positively to the street frontage;  

h) provides a well planned external and internal environment;  

i) preserves strategic and local views, with particular reference to conservation areas listed 

buildings, scheduled monuments and other heritage assets, and their settings and the 

wooded skyline visible from and towards central Ipswich; and 

j) is carefully designed to avoid refraction of light off external glass surfaces. 

In other locations within the Borough proposals for tall buildings may exceptionally be 

considered to be appropriate if it can be demonstrated satisfactorily that they satisfy criteria a. 

to j. of the policy and would not harm the character and appearance of the area. 

 
9.157 The boundaries of the arc of land to which this policy applies are illustrated on the IP-One Area 

Action Plan Inset Policies Map. 
 

9.158 Tall buildings may be defined as ‘buildings which are substantially taller than their neighbours or 
which significantly change the skyline’. The definition is taken from 'Guidance on Tall Buildings' EH 
/CABE 2007. Proposals should consider and comply with the Historic England Tall Buildings Advice 
Note (4) 2015, as appropriate. 

 
9.159 Tall buildings can only be considered appropriate in certain limited locations in Ipswich and various 

special considerations, over and above standard urban design considerations, should apply to their 
planning and design, particularly in listed building and conservation area terms. Decisions about 
proposed development which would harm the significance of a designated heritage asset will be 
taken having regard to the NPPF. 
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9.160 Detailed guidance and planning submission requirements for proposed schemes are set out in detail 

in the above mentioned document and will be used by the Council in the assessment of any such 
proposals. 

 
9.161 Central Ipswich is circled by a wooded skyline, which is particularly important to the setting of the 

central area including the Portman Quarter and the Waterfront. Developments will only be 
permitted where they do not seriously disrupt this setting, especially when viewed from key 
viewpoints. Strategic views in and across central Ipswich have been identified through the Ipswich 
Urban Character Study supplementary planning document and in Conservation Area Statements 
and Management Plans. 

 
9.162 The NPPF states that planning policies should promote public safety by ensuring appropriate and 

proportionate steps are taken to reduce vulnerability, increase resilience and ensure public safety 
and security. Although the subject of fire safety is covered by part B of the Building Regulations, it 
is important that proposals for tall buildings achieve the highest standards of fire safety, reducing 
risk to life, providing acceptable means of escape and ensuring that risk to life is as low as possible. 
To achieve this, applicants should consider whether the building materials (e.g. cladding) are 
suitable from the outset and that built-in emergency responses to fire, such as sprinkler systems, 
are accounted for. 

 
9.163 The impact of any proposed tall building on listed buildings will be assessed under the provisions of 

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990. 
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POLICY DM16: 
Extensions to Dwellings 

and the Provision of Ancillary Buildings 

 
Alterations or extensions to existing dwellings and ancillary development within the curtilage 
of dwellings will be permitted provided that the proposal: 
 
a) respects the character, scale and design of the existing dwelling;  
 
b) respects and preserves the historic pattern and established townscape of the 

surrounding area and does not lead to the creation of a terracing effect where there 
are not already terraces; 

 
c) would not result in over-development of the dwelling’s curtilage; and 
 
d) would not adversely affect residential amenity in terms of privacy/ overlooking, 

outlook, access to daylight and sunlight, noise and disturbance, light spillage and safety 
and security. 

 
In addition to the above criteria, the development of residential annexes will be permitted 
where it meets all the following criteria: 
 
e) it is subordinate in scale to the main dwelling; 
 
f) it is functionally linked to the main dwelling and does not physically divide the 

residential curtilage; 
 
g) it could not be accessed separately from the main dwelling or its curtilage unless 

required by Building Regulations; and 
 
h) it would have shared vehicular access and garden. 

 
9.164 Extensions should be subordinate to the original building in terms of scale and situation. A 

harmonious contrast with the existing property and surroundings may be appropriate for some 
new work to distinguish it from the existing building; in other cases, closely matching materials 
and design details are more appropriate so as to ensure the new work blends with the old. 
 

9.165 Extensions to the side of houses are particularly visible. In these cases, it is important to reflect 
the character of the street and ensure than an extension is not visually dominant in a way that 
detracts from its surroundings. Extensions should be set back from the building line by four 
metres. They should also ensure that, where gaps between dwellings are a key part of the 
character of the street, they are retained.  
 

9.166 In many streets in the Borough houses have mature rear gardens that can often be seen through 
gaps between buildings, softening the urban scene and providing visual interest. Care should be 
taken to ensure that two storey and first floor side extensions to semi-detached or detached 
houses do not reduce the width or close the gaps between houses and create a ‘terracing effect’. 
Such extensions would normally have to be set back behind the main front wall of the house by 4 
metres. However, where schemes include recesses, these must be designed to avoid 
providing the opportunity for anti-social behaviour or crime. Further information on 
designing safer environments is set out in Secured by Design Homes 2019. Such development 
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should also maintain external access to rear gardens. The Space and Design Guidelines 
supplementary planning document adopted in November 2015 provides more guidance. 
 

9.167 The construction of structures in rear gardens and other undeveloped areas can often have a 
significant impact upon the amenity, biodiversity and character of an area. They may detract 
from the generally soft and green nature of gardens and other open space, contributing to the 
loss of amenity for existing and future residents of the property. As such, an extension or self-
contained annex should not result in the loss of more than 50% of the useable private garden 
area.  
 

9.168 The Council has seen a rise in residential annexes in recent years. Development which assists 
households to adapt to changing circumstances should be supported so long as it forms a 
physical link to an existing dwellinghouse and retains a functional relationship involving some 
shared facilities. To qualify as an annex the accommodation should have a degree of 
dependency on the main dwelling house to ensure a single planning unit is retained and a 
separate residential dwelling is not created. When the use has ceased the annex should 
continue to be used ancillary to the main dwellinghouse and not separately used, occupied or 
let. 
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POLICY DM17: 
Small Scale Infill and Backland 

Residential Developments 

 

Proposals for small scale residential development involving infill, backland or severance plots 
will not be permitted unless the development: 
  
a) is sited in a location where it would not be disturbed by or disturb other land uses; 
 
b) protects the setting of existing buildings and the character and appearance of the area; 
 
c) allows the retention of a reasonably sized garden, in accordance with the provision set 

out in Policy DM7; 
 
d) protects existing habitats and biodiversity in accordance with Policy DM8; 
  
e) does not cause unacceptable loss of amenity to neighbouring residents having regard to 

noise and vibration, sunlight, daylight, outlook, overshadowing, light pollution/ spillage, 
privacy/ overlooking and sense of enclosure; 

 
f) provides a suitable level of amenity for future occupiers; 
 
g) has safe and convenient access; 
 
h) meets the Council’s parking standards and would not lead to an unacceptable loss of 

parking serving existing dwellings; and 
 
i) has secure and lit bicycle storage and external storage for recycling, organic waste and 

non-recyclable waste. 

 
9.169 The tight Borough boundary around Ipswich means that small sites, such as backland plots behind 

existing dwellings, have historically been an important source of additional dwellings for the Town. 
However, given the nature of such sites often close to existing housing, new development needs 
to be carefully controlled in order to protect the character and amenity of the neighbourhood and 
the quality of life of its existing and future inhabitants. 
 

9.170 The potential exists for a quality design approach which contrasts positively with the 
surrounding architectural character, and this will be encouraged where there is no conflict in 
terms of scale, density, vehicle use or other considerations. 
 

9.171 In the case of severance plots, it is important that the original dwelling(s) shall retain sufficient 
garden space to meet the Council's minimum standards. The Council's Space and Design 
Guidelines supplementary planning document will also apply. 
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POLICY DM18: 
Amenity 

    
The policy aims to ensure that existing and additional residential properties provide an attractive living 
environment for current and future occupiers. 
  

The Council will protect the quality of life of occupiers and neighbours by only granting 
permission for development that does not result in an unacceptable loss of amenity. 
Exceptions will only be made where satisfactory mitigation measures can be secured.  The 
factors we will consider include: 
 
 • overbearing impact and sense of enclosure; 
 • sunlight, daylight, overshadowing and artificial light levels; 
 • noise and vibration levels; 
 • odour, fumes, dust and ventilation; 
 • contamination; and 
 • visual privacy and overlooking 
 
Minimum privacy distances 
 

 
 
Alternative distances of less than the recommended figures will only be considered where 
there is already an established pattern of development in an area that matches proposed 
developments, or alternative, non-traditional layouts achieve acceptable standards of 
privacy and amenity.  
 
Further guidance is provided in the Ipswich Space and Design Guidelines Supplementary 
Planning Document. 
 
New development that would adversely affect the continued operation of established uses 
will not be permitted. 
 
Visual Privacy and Overlooking 

 
9.172 Interior and exterior spaces that are overlooked lack privacy, which can affect the quality of life 

of occupants. The Council will therefore expect development to be designed to protect the 
privacy of the occupants of both new and existing dwellings to a reasonable degree. New 
buildings, extensions, roof terraces, balconies and the location of new windows should be 
carefully designed to avoid overlooking. The extent of overlooking will be assessed on a case-
by-case basis. The places most sensitive to overlooking are typically habitable rooms and 
gardens at the rear of residential buildings. Habitable rooms are considered to be residential 
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living spaces including dining and siting rooms, bedrooms and kitchens. The area of garden 
nearest to the window of a habitable room is most sensitive to overlooking. 
 
Sunlight, Daylight, Overshadowing and Artificial Light Levels 
 

9.173 Loss of daylight and sunlight can be caused if spaces are overshadowed by development. To 
assess whether acceptable levels of daylight and sunlight are available to habitable spaces, the 
Council will take into account the most recent guidance published by the Building Research 
Establishment (currently the Building Research Establishment’s Site Layout for Planning for 
Daylight and Sunlight  A Guide to Good Practice – BR209, 2011). 
 

9.174 Lighting creates a sense of safety and can enable activities in the evenings and at night. Lighting 
can increase the potential for natural surveillance and, where used correctly, can reduce the 
opportunity for criminal activity. However, poorly designed internal and external lighting or 
lighting that operates for an excessive period of time is a form of pollution that can harm the 
quality of life for those living nearby, affect wildlife and waste energy.  
 

9.175 For example, lighting from conservatories can affect neighbours to the sides and rear, and the 
lighting of advertisements can affect people living nearby. Glare and light spillage from poorly 
designed lighting can make it less easy to see things at night and affect wildlife as well as people. 
Lighting should only illuminate the intended area and not affect or impact on its surroundings. 
Smart lighting systems and controls on the strength of light bulbs for external lights should be 
considered. 
 

9.176 Schemes involving floodlighting and developments in sensitive areas, such as adjacent to sites 
of nature conservation importance, should employ a specialist lighting engineer accredited by 
the Institute of Lighting Engineers to ensure that artificial lighting causes minimal disturbance 
to occupiers and wildlife. 
 
Noise and Vibration Levels 
 

9.177 Where uses sensitive to noise are proposed close to an existing source of noise or when 
development that is likely to generate noise is proposed, the Council will require an acoustic 
report to accompany the application. 
 

9.178 The planning process can assist by ensuring that as far as possible, noise sensitive developments 
such as dwellings, schools, hospitals and nursing homes, are located away from existing sources 
of noise and that potentially noisy developments are located in areas where noise will not be 
such an important consideration.  
 

9.179 Measures can be required to control exposure to noise through planning conditions. For 
example developers may be required to insulate buildings, erect screens or natural barriers or 
limit operating times. 
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Odour, Fumes, Dust and Ventilation 
 

9.180 There are a number of factors which contribute to the quality of new development including 
ventilation. New buildings should have good ventilation and extraction systems to help expel 
pollutants, bacteria and moisture. 
 

9.181 Odours, fumes and dust can be generated from commercial cooking, industrial processes, 
construction or demolition.   
 

9.182 We will require all development likely to generate odour, fumes or dust to install appropriate 
extraction equipment and other mitigation measures. 
 
Contaminated Land 
 

9.183 Development on contaminated land can expose people to a wide range of potential health risks 
and can mobilise contaminants. Applicants who wish to develop suspected contaminated land 
will be required to undertake a thorough investigation of the site to determine any risk to 
human health and controlled waters (including groundwater). Relevant remediation and 
mitigation measures will need to be built into development proposals to ensure safe, 
sustainable development of the site. 
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POLICY DM19: 
The Subdivision of Family Dwellings 

 
Development involving the conversion of houses into flats, bedsits or Houses in Multiple 
Occupation will be permitted provided that the development: 
 
a) would not result in the conversion of small or modest sized family houses containing 

3 bedrooms or fewer or having a floorspace of less than 100 sq.m; 
 
b) preserves and enhances the historic environment and heritage assets in accordance 

with Policy DM13 Built Heritage and Conservation; 
 
c) would not create a harmful concentration of such a use in the local area or cause harm 

to nearby residential amenity; 
 
d) provides sufficient car parking in accordance with the standards, secure and lit bicycle 

storage, amenity space and refuse, recycling and garden waste storage for each unit; 
and 

 
e) incorporates a convenient and secure principal front door for each unit of 

accommodation and provides an appropriate standard of residential amenity. 

 
9.184 In order to maintain the variety of housing stock in Ipswich to meet future needs, in particular 

the needs for family housing, Policy DM19 states that only existing dwellings with 4 or more 
bedrooms will be considered suitable for subdivision. It is also to ensure that the new units 
created provide an acceptable standard of accommodation in terms of internal arrangement and 
room sizes. Whilst the creation of self-contained flats and the subdivision of large properties can 
help to meet housing need, in some instances their provision can be detrimental to the amenity 
of existing residential areas. 
 

9.185 Any future growth of the University of Suffolk and Suffolk New College and the likely increase in 
demand for flats, bedsits and Houses in Multiple Occupation provide a further justification for a 
policy specific to Ipswich in order to ensure that conversions are appropriate. The Council requires 
applicants to consider the amenity of residents in adjacent dwellings, and within the building itself. 
The latter will be assisted through careful internal layout, which for example avoids positioning living 
rooms next to bedrooms in adjacent dwellings and within the building itself. The Council will also 
require all developments to incorporate appropriate secure by design principles to help reduce 
opportunities for crime, the fear of crime and to create a more safe and secure environment. 
Further information on designing safer environments is set out in ‘Secured by Design Homes 2019’. 
 

9.186 There are potential adverse effects from such conversions, particularly where there are 
concentrations. The significant loss of family housing can erode the character of an area through 
insensitive individual conversions and the cumulative impacts of physical changes to properties 
as a result of such use. Such streets are suffering from impacts such as significant car parking 
problems; clutter and untidiness; unsightly accumulation of satellite dishes; poor building 
maintenance; increased activity, noise and nuisance, etc. The quality of conversions, 
particularly where unregulated, can also be poor, with poor standards of accommodation and 
health and safety concerns. 
 

9.187 Conversions, either individually or cumulatively, can also have a harmful impact on the 
character of the area through unduly diluting mixed and sustainable communities. In certain 
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parts of the Borough, there are high concentrations of flat conversions and houses in multiple 
occupation, in part reflecting the very high student population which is especially prevalent 
around the University. Given that students are predominantly present during term time only, 
it can leave some roads and areas feeling quite dormant at other times, failing to achieve a 
mixed and sustainable community. In locations with already high numbers of flats or Houses 
in Multiple Occupation, conversions to single family housing could help create a more mixed 
and sustainable community. 
 

9.188 Where the proposal for sub-dividing family dwellings results in a House of Multiple 
Occupation, this will be subject to the requirements of Policy DM20. 
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POLICY DM20 
Houses in Multiple Occupation 

 
Proposals for the development of Houses in Multiple Occupation (HMO), including through the 
change of use of existing non-residential buildings, will be supported where they: 
 
a) demonstrate that they meet the nationally required minimum room standards for 

HMOs; 
 
b) would not adversely affect the amenity of nearby residents in terms of noise and 

disturbance or loss of privacy; 
 
c) do not have an adverse impact on local employment uses – such as reducing the 

availability of office accommodation in strategically identified locations for office use; 
 
d) would not adversely impact on the amenity of the local area through the over-

concentration of HMOs, or cumulatively adding to an area already subject to an over-
concentration; 

 
e) provide an acceptable living environment for future occupants, including adequate 

outdoor amenity space, car parking (in accordance with the standards), secure and 
covered cycle parking and refuse storage; and 

 
f) are well-served by local services and accessible by sustainable transport modes. 
 
Proposals for HMOs will not be approved where they will result in an over-concentration of 
HMOs. An over-concentration is defined as: 
 
i. more than two HMOs side by side; 
 
ii. the sandwiching of a single self-contained house or flat between two HMOs; 
 
iii. more than two HMOs within a run of twenty properties on one side of the road; or 
 
iv. more than one HMO in a road of fewer than twenty properties on one side of the                    

road. 

 
9.189 According to the Housing Act 2004, a House in Multiple Occupation, or HMO, is a building, or 

part of a building, that is occupied by persons who do not form a single household - in other 
words, they are not family members. For example: 

 

• a house converted into three or more bedsits; 

• a house converted into self-contained flats where fewer than two thirds of the flats are 
owner occupied and the flats were not converted in accordance with the 1991 Building 
Regulations; 

• a house occupied by three friends who rent from a private landlord; 

• a house let to a group of four students; 

• a flat with three or more bedsits (even if the flats were converted in accordance with the 
1991 Building Regulations and more than two thirds of the flats in the building are owner 
occupied); and 

• a house occupied by a married couple and a friend. 
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9.190 Since April 2010, all landlords must apply for planning permission when converting a property 
into a House in Multiple Occupation (HMO). An application for planning permission will not be 
required where there are not more than six persons living together as a single household. 

9.191 For the purposes of ‘living together as a single household’ all amenities should be shared and 
individual rooms and spaces should be accessible to the general household, including bedrooms, 
bathrooms and kitchens including kitchen space i.e cupboards etc. 
 

9.192 It is recognised that the provision of HMOs is needed to provide an affordable form of housing, 
particularly for young people, those on lower incomes and students. However, it is important 
that in approving an HMO, this does not have a significant negative impact on the residential 
amenity of neighbouring residents.  
 

9.193 High concentrations of HMOs can have a detrimental effect on communities, through higher 
levels of general activity compared to what would normally be associated with a single dwelling 
house. This includes more intensive use of gardens for amenity purposes; noise and disturbance; 
additional waste and cycle storage; additional car parking in the vicinity of the building (either 
off-street or on-street); and more recently, the impact on neighbour amenity from building 
works associated with the conversions. Furthermore, additional occupancy levels can increase 
pressure on local services and potentially impact on social cohesion, given the likely higher 
turnover of occupants and generally more transient population associated with HMOs. 
 

9.194 There continues to be a growth in the number of HMOs in Ipswich, with around 800 HMOs 
currently identified. HMOs need to be licenced when there are 5 or more people. Of these 800 
HMOs in Ipswich, 78 are currently licenced. 
 

9.195 From 1st October 2018, landlords of Houses in Multiple Occupation (HMOs) that have five or 
more people forming more than one household will need to have applied for a Mandatory HMO 
licence. Although licensing allows a degree of control to be exercised on the premises (e.g. fire 
standards), it does not cover the principle of such development or the manner in which the 
increased occupancy may affect the amenity of neighbouring properties. 
 

9.196 The Council is in the process of implementing a Borough-wide Article 4 Direction, which removes 
the permitted development right for the change of use from C3 (dwellinghouse) to C4 (house in 
multiple occupation) for three to six unrelated persons. Therefore, once this comes into force, 
planning permission will be required for all development and changes of use that create a HMO. 
This is not designed to prevent HMOs as a form of housing, rather to maintain an element of 
control so that high concentrations of HMOs do not arise negatively impacting on the residential 
amenities of surrounding residents. 
 

9.197 Proposals will need to demonstrate that the building is large enough to accommodate the 
number of occupants proposed and provide an adequate living environment for its future 
occupants.  
 

9.198 Applicants will be required to demonstrate that there will not be an over-concentration of HMOs 
in the local area. Exemptions to the above guidelines for defining over-concentration will only be 
considered where it can be adequately demonstrated that the change of use to a HMO will not 
harm the amenity of the local area. 
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POLICY DM21: 
Transport and Access in New Developments 

 
To promote sustainable growth in Ipswich and reduce the impact of traffic congestion, new 
development shall: 
 
a) not result in a severe impact on the highway network or unacceptable impacts on 

highway safety, either individually or cumulatively; 
 
b) not result in a significant detrimental impact on air quality and shall address the 

appropriate mitigation measures as required in accordance with Policy DM3; 
 
c) incorporate electric vehicle charging points, including rapid charging points in non-

residential developments; 
 
d) provide a car club scheme or pool cars, where this would be consistent with the scale 

and location of the development; 
 
e) prioritise available options to enable and support travel on foot, by bicycle or public 

transport, consistent with local strategies for managing the impacts of growth on the 
transport network, and ensuring that any new routes are coherent and in accordance 
with the design principles of Policy DM12 and local walking and cycling strategies and 
infrastructure plans; 

 
f) have safe and convenient access to public transport within 400m, and facilitate its use 

through the provision or contributions towards services or infrastructure; 
 
g) protect the public rights of way network and take appropriate opportunities to enhance 

facilities and routes; 
 
h) ensure safe and suitable access for all users, including people with disabilities and 

reduced mobility; 
 
i) allow for the efficient delivery of goods and access by service, refuse collection and 

emergency vehicles and bus permeability; 
 
j) mitigate any significant impacts on the transport network; and 
 
k) contribute as required to other mitigation measures identified through Policy CS20 and 

the ISPA Transport Mitigation Strategy, where this meets the planning obligation tests 
in set out in national policy.   

 
Applicants will be required to demonstrate how any adverse transport impacts would be 
acceptably managed and mitigated and how the development would contribute to achieving 
the modal shift target for Ipswich by 2031. The Council will expect major development proposals 
to provide an appropriate Travel Plan, having regard to the thresholds set out in the Suffolk 
County Council Suffolk Travel Plan Guidance, to explain how sustainable patterns of travel to 
and from the site and modal shift targets will be achieved. Development proposals will be 
accompanied by a satisfactory Transport Statement or Transport Assessment, having regard to 
the indicative thresholds below, which demonstrates that the cumulative impacts of the 
development after mitigation are not severe. A Transport Statement will generally be required 
for proposals for the development of: 
 
l) 30 to 49 dwellings; 
 
m) 1,500 – 2,499 sq. m of Use Class E(g) floorspace;  
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n) 2,500 – 3,999 sq. m of B2/B8 floorspace; and  
 
o) 800 – 1,499 sq. m of Use Class E(a) floorspace. 
 
A Transport Assessment will generally be required for proposals for the development of:  
 
p)   50 or more dwellings;  
 
p) 2,500 sq. m or more of Use Class E(g) floorspace; 
 
q) 4,000 sq. m or more of B2/B8 floorspace; and 
 
r) 1,500 sq. m or more of Use Class E(a) floorspace. 

 
9.199 The Council is keen to ensure that new developments have an acceptable impact on and 

relationship to existing transport infrastructure. Therefore the above will be important 
considerations in determining planning applications. The Council will need to be satisfied that 
impacts can be managed in a satisfactory way, sustainable modes have been prioritised and that 
suitable additional infrastructure provision is made where necessary.  

 
9.200 Ipswich is a regional transport node and a compact Town and therefore it should be possible to 

access the Town Centre and other parts of the Town by sustainable means. In accordance with 
the Ipswich Strategic Planning Area (ISPA) Transport Mitigation Strategy, the Council is keen to 
ensure that a modal shift away from the car can occur within the Borough. The main elements 
of the ISPA Transport Mitigation Strategy are listed in Policy CS20. This policy should also be 
considered alongside the growth aims of the Local Plan Strategy, principally Policy CS2.  
 

9.201 The Council will need to be satisfied that the impacts can be managed in a satisfactory way and 
that suitable additional infrastructure provision is made where necessary. Where relevant, 
development should take opportunities for providing new infrastructure through well-designed 
cycle and pedestrian routes.  It should also link with public transport facilities and services and 
seek to improve existing rights of way to reduce journey times to employment, schools and 
services and support active travel. 
 

9.202 The Suffolk Rights of Way Improvement Plan is under review. The ‘Suffolk Green Access 
Strategy’ will replace ‘In Step With Suffolk’ and set out the aims, objectives and delivery plans 
for a further 10 years. The Public Rights of Way Network is more than just a means of reducing 
vehicular traffic.  In addition to connecting areas and providing opportunities for physical 
recreation and social interaction, it provides vital access to services, facilities and the natural 
environment.   In this sense it is a major recreational resource, economic asset and means of 
promoting mental and physical health.  These benefits must be taken into account in the design 
of development along with the contributions it might make to sustainable routes and open 
space provision.  Development which may affect Rights of Way will not be permitted unless it 
can demonstrate how it protects or enhances the network.  Where development cannot avoid 
detriment to the Rights of Way Network, it should demonstrate how suitable alternative 
provision will be made. The Council also expects development on sites which abut or relate 
closely to the Town’s rivers to provide for the improvement of public access alongside them. 
 

9.203 Necessary mitigating measures to improve public transport infrastructure and services may be 
secured where this would reasonably relate to a development, whilst the introduction of car 
club schemes or pool cars in larger developments may also contribute to reducing levels of 
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private car ownership in the Town (the need for car club provision in new developments will 
generally be informed by the agreed findings of a Travel Plan). Criterion f. of the policy would 
not be applied unreasonably if limited parts of a development were unavoidably slightly further 
than 400m from public transport. The inclusion of electric vehicle charging points in residential 
plots, employment and retail developments and commercial car parks is also considered a 
sustainable measure that can help to reduce greenhouse gas emissions in line with the aims of 
the National Planning Policy Framework. The provision of charging points for electric vehicles 
within new developments should be made in accordance with the Suffolk Guidance for Parking 
(November 2015, amended May 2019).   
 

9.204 The Council promotes the provision of car club spaces due to their proven ability to reduce car 
ownership and, in particular, second car ownership. Similarly, the Council will seek low emission 
vehicle infrastructure in the form of active electric vehicle (EV) charging points.  
 

9.205 Additionally, new developments containing communal residential parking facilities, retail 
development and employment development should aim to deliver active charging capacity in 
accordance with the Suffolk Guidance for Parking. The proportion of rapid charging points will 
be specified through the Low Emissions Supplementary Planning Document, taking into account 
viability considerations. In terms of car club spaces, 100 per cent of such spaces should have 
the passive capacity for eventual EV charging.  Further details of the Council’s EV and car club 
approach are to be outlined in the emerging Low Emissions Supplementary Planning Document 
which development must have regard to. 
 

9.206 In proposals for the development of 30 to 49 dwellings, 1,500 – 2,499 sq. m E(g), 2,500 – 3,999 
sq. m B2/B8, or 800 – 1,499 sq. m retail (E(a) floorspace, a Transport Statement will generally 
be required with a planning application.  For development of or exceeding 50 dwellings, 2,500 
sq m E(g), 4,000 sq m B2/B8, or 1,500 sq m retail (E(a) floorspace, a Transport Assessment will 
generally be required. Some smaller sites, in very sensitive locations, may require a Transport 
Assessment due to significant traffic impacts. Conversely, some larger sites may not give rise to 
significant impacts if they are in parts of the network that are not likely to be under pressure.  
A long term management strategy (Travel Plan) to increase sustainable patterns of travel to a 
site will also be secured in some instances, having regard to the thresholds set out in the Suffolk 
County Council Suffolk Travel Plan Guidance. The degree of negative impact of a development 
will be determined by the Council in conjunction with the Highways Authority on a case by case 
basis, as this will also depend on the spatial context of the individual planning application under 
consideration. 
 

9.207 Where a development is likely to have an impact on an Air Quality Management Area or other 
sensitive area, an assessment of the air quality impacts of the development will be needed with 
appropriate mitigation measures proposed as necessary. Policy DM3 sets out the requirements 
in relation to air quality. Confirmation on the level and extent of transport and highways reports 
that would be required to support development proposals can be found within the Council’s 
Validation Checklist. 
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POLICY DM22: 
Car and Cycle Parking in New Development 

 

The Council will require all new development to have regard to adopted car and cycle 
parking guidance, and will expect parking to be fully integrated into the design of the 
scheme to provide secure and convenient facilities and create a safe and attractive 
environment. The Council will also require the provision of integral secure cycle parking in 
any new car parks in the Town. 
 
Car parking must be designed so as not to dominate the development or street scene or to 
result in the inefficient use of land. 
 
There will be maximum standards of car parking provision with no minimum requirement 
for residential development within the IP-One Area, which has frequent and extensive public 
transport networks, and easy access to a wide range of employment, shopping, and other 
facilities. 
 
A central car parking core is defined in the Town Centre, through the Site Allocations and 
Policies (incorporating IP-One Area Action Plan) Development Plan Document Review. 
Within the central car parking core, only operational car parking will be permitted in 
connection with non-residential development, so that the stock of long-stay parking is not 
increased. New, non-residential long-stay car parks, and on-street parking, will not be 
permitted within the central car parking core. 
 
Within the whole IP-One Area, proposals for additional long-stay car parking provision over 
and above that proposed through Policy SP34 will not be permitted, unless the proposal 
can demonstrate that it would not harm the effectiveness of modal shift measures outlined 
in the SCC Transport Mitigation Strategy for the Ipswich Strategic Planning Area, nor have 
a severe impact on the highway network, which cannot be adequately mitigated. 
 
New development will provide high quality, secure cycle storage, and within non-
residential developments of more than 1,000 sq. m or where more than 50 people will be 
employed, high quality shower facilities and lockers. These facilities should also be provided 
in minor non-residential developments unless it can be demonstrated that it is not feasible 
or viable.  Cycle parking across the Borough is required to be secure, sheltered, 
conveniently located, adequately lit, step-free and accessible. 

 
9.208 Ipswich has a strategic objective to improve accessibility (Plan Objective 6 and Policy CS5). This 

policy provides further requirements in terms of the quality and quantity of car and cycle 
parking provision.  Standards for provision outside IP-One will be as set out in the Suffolk 
Guidance for Parking (2021) and any subsequent document. 
 

9.209 Cycling is an increasingly important and sustainable means of travel. The Council will therefore 
expect cycle parking to be safe, convenient and secure and preferably subject to natural 
surveillance, so that users of a development are more likely to use bicycles to travel to and from 
a site. Where relevant, development should take opportunities for providing high quality cycle 
storage with workplace shower and locker facilities. Details regarding cycle parking standards 
and design can be found within the Suffolk Guidance for Parking (November 2015, last updated 
2021).  
 

9.210 The emphasis on provision for both residential and commercial development relates to more 
strategic measures being taken across the town to improve cycle routes, through the Local 
Transport Plan and the Ipswich Cycling Strategy. 
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9.211 An explicit requirement to set maximum car parking standards is no longer part of national 
planning policy. This previous approach has led to parking on verges and on street in a number 
of recent developments, to the detriment of the street scene and highway safety. 
 

9.212 Local planning authorities are now free to apply parking standards that are appropriate and 
necessary to address local circumstances. In Ipswich, the standards within the Suffolk Guidance 
for Parking (November 2015, last updated 2021) are currently being applied. Standards for 
residential parking within IP-One will be identified through the Low Emissions Strategy 
Supplementary Planning Document. 
 

9.213 Whilst the emphasis of transport policy remains firmly on encouraging people to switch to more 
sustainable modes where possible, it is also recognised that many people still own cars. 
Therefore, adequate levels of residential parking should be provided that uses land efficiently 
and is designed in from the outset to ensure that cars do not dominate the street scene. 
Underground parking is also an efficient way to accommodate the car and should be considered 
where this is acceptable in flood risk terms as demonstrated through a Flood Risk Assessment. 
Car parking can be appropriate in areas subject to flooding, provided that flood warnings are 
available and signs are in place. When considering car parking within flood risk areas, the ability 
of people to move their cars within the flood warning time should be considered. Boundary 
treatments such as railings should ensure that if vehicles become mobilised during a flood 
event, they are contained within the confines of the site but still allow the free movement of 
flood water. Long-term and residential car parking is unlikely to be acceptable in areas which 
regularly flood to a significant depth due to the risk of car owners being away from the area and 
being unable to move their cars when a flood occurs.    
 

9.214 There are a number of publications which look at the design of car parking in more detail, 
notably 'Car Parking: What Works Where' (English Partnerships, 2006) and ‘Manual for Streets’ 
(Department for Transport, 2007).  Where communal parking is necessary, rear parking 
courtyards should be avoided unless they are well-designed and overlooked. Owners should 
preferably be able to view their vehicles from active rooms within the building. Secure By Design 
guidance should be followed when providing underground parking to ensure that it is safe and 
secure.  
 

9.215 In order to reduce congestion, manage air quality and encourage a modal shift away from the 
car, particularly amongst the commuting public, it is important to limit long-stay car parking 
within the central car parking core and control its provision across all of the IP-One area, and 
for organisations to encourage employees to travel to work by more sustainable means through 
travel planning. Therefore, only necessary operational parking will be allowed for new non-
residential development within the central car parking core. This excludes staff parking but 
would include access which is considered essential, for example: spaces for deliveries and 
visitors, spaces for staff who use private transport for visiting clients, spaces for school contract 
buses on education sites and spaces for setting down patients at health centres. 
 

9.216 Outside the central car parking core but within the rest of the IP-One Area, proposals for 
additional long-stay and on-street car parking provision over and above that proposed 
through Policy SP17 of the Site Allocations and Policies (incorporating IP-One Area Action 
Plan) Development Plan Document Review will not be permitted, unless the proposal can 
demonstrate that it would not harm the effectiveness of modal shift measures outlined in 
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the SCC Transport Mitigation Strategy for the Ipswich Strategic Planning Area, nor have a 
severe impact on the highway network, which cannot be adequately mitigated. Evidence 
would be expected to include modelled data on vehicle movements as a result of the 
proposal, and evidence of measures taken to encourage sustainable travel such as smarter 
choice interventions and travel planning. Suffolk County Council Travel Plan Guidance13 
provides further information on how this may be achieved. 
 

  

 
13 https://www.suffolk.gov.uk/assets/Roads-and-transport/public-transport-and-transport-planning/Local-Links/2019-02-01-

FINAL-Suffolk-Travel-Plan-Guidance-Web-Version.pdf  

https://www.suffolk.gov.uk/assets/Roads-and-transport/public-transport-and-transport-planning/Local-Links/2019-02-01-FINAL-Suffolk-Travel-Plan-Guidance-Web-Version.pdf
https://www.suffolk.gov.uk/assets/Roads-and-transport/public-transport-and-transport-planning/Local-Links/2019-02-01-FINAL-Suffolk-Travel-Plan-Guidance-Web-Version.pdf
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POLICY DM23: 
The Density of Residential Development 

 

The density of new housing development in Ipswich will be as follows: 
 

a) within the Town Centre, Portman Quarter and Waterfront, development will be 
expected to achieve a high density of at least 90 dwellings per hectare (dph); 

 
b) within the remainder of IP-One, District Centres and an 800m area around District 

Centres, development will be expected to achieve a medium density of at least 40 dph; 
and 

 
c) elsewhere in Ipswich, low-density development of at least 35dph will be required. 

 
Exceptions to this approach will only be considered where: 

 
i) the site location, characteristics, constraints or sustainable design justify a different  
 approach; or 

 
ii) a different approach is demonstrated to better meet all housing needs in the area. 

 
To ensure that dwellings, and especially flats, provide versatile and attractive living space that 
appeals to a wide audience and is therefore more sustainable in changing market conditions, 
the Council will require developers to meet the Nationally Described Space Standards set out 
in Technical Housing Standards – Nationally Described Space Standard (Communities and Local 
Government, 2015) unless it can be demonstrated that it would not be viable. 

 
9.217 The NPPF states that plans should include the use of minimum density standards for town 

centres and other locations that are well served by public transport. It also recommends that 
minimum density standards should be considered for other parts of the plan area that reflect 
the accessibility and potential of different areas. The three minimum density standards set out 
in the policy provide an appropriate balance of densities for different areas of Ipswich, based 
on their accessibility and surroundings, and will help to make efficient use of land in the Town. 
 

9.218 Between 2001 and 2014 the main housing supply in Ipswich was flats and as a result, actual 
densities achieved in residential schemes in Ipswich were high. Housing completions in Ipswich 
broadly followed the trend in England growing to a peak in 2007/8, followed by decline until 
2012/13 and a recovery thereafter. The 2007/08 peak included large-scale flatted development 
at the Ipswich Waterfront. Densities are reported in the Council's annual Authority Monitoring 
Report.  
 

9.219 However, the density figures in the policy (especially the high density figure) were revised 
downwards as part of the 2017 Local Plan, to take account of the following factors: 

• the effect of the economic downturn on market demand for flats; 

• the need for the balance of housing delivery to swing towards houses until the market for 
flats recovered; 

• sustainable design such as designing for passive solar gain, which will be essential to 
meeting the Borough's carbon reduction obligations, can impact on the layouts and 
configurations that may be achievable; 

• sustainable drainage requires more space in some areas of the Town and impacts on 
achievable site density; 
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• flats will still be needed, but they may need to be bigger to attract older households away 
from family houses, and in some cases to cater for families also; and 

• the mix policy for larger sites (Policy CS8) means that 100% flatted development on most 
major scheme sites will not be acceptable. 

9.220 Ipswich Borough Council has reviewed the densities outlined in the policy in relation to viability. 
However, the Whole Plan Viability Assessment indicates that higher densities are unlikely to be 
viable due to a combination of rising build costs and relatively low sales values for flats, 
particularly larger two and three-bedroom flats. Notwithstanding this, the densities set out in 
the policy are minimum standards and this does not prevent developments being brought 
forward at higher densities where appropriate.  
 

9.221 In the vicinity of the Waterfront and Civic Drive in central Ipswich, the Council will expect high 
density developments to exceed the minimum set out in the policy, because this is the area where 
tall buildings may be appropriate as identified through Policy DM15. This also more closely reflects 
site capacities achieved through recent planning permissions. The Council will expect all new 
residential developments to meet the Nationally Described Space Standards set out in Technical 
Housing Standards – Nationally Described Space Standard (Communities and Local Government, 
2015). This is in order to ensure that future occupants have acceptable living conditions and that 
there is enough space, including sufficient storage, for dwellings to be used flexibly by a range of 
residents.  
 

9.222 It is important to strike an appropriate balance between providing freedom and flexibility for the 
housing market to operate and ensuring that land is used efficiently by achieving higher densities 
in the most sustainable locations. The exceptions in the above policy allow a degree of flexibility in 
controlled conditions, such as for example to protect heritage assets and landscape. Sites on 
the urban edge of Ipswich may require lower densities in certain circumstances where 
development needs to respond sensitively to the adjacent countryside and surrounding 
character.  
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POLICY DM24: 
Protection and Provision of Community Facilities 

 

The Council will work with partners to ensure that a range of local community facilities and services 
are made available and retained to meet local needs.  

 
The Council will:  
 
a) ensure existing community facilities are retained unless one of the following tests is met: 
 
i. the applicant can clearly demonstrate that the facility is genuinely redundant, 

adequately marketed and surplus to current and future requirements; or 
 
ii. alternative provision of an equivalent or better facility is proposed or available within a 

reasonable distance to serve its existing users;  
 
b) take into account listing or nomination of ‘Assets of Community Value’ as a material 

planning consideration and encourage communities to nominate Assets of Community 
Value; 

 
c) where possible and appropriate, facilitate shared community spaces for the delivery of 

community services; 
 
d) direct new community facilities towards the Borough’s centres, or locations which are 

accessible to the facility’s catchment, depending on the scale and nature of the proposal; 
and 

 
e) expect a developer proposing additional floorspace in community use, or a new 

community facility, to reach agreement with the Council on its continuing maintenance 
and other future funding requirements. 

 
Having regard to public houses, a Marketing Strategy for the public house must be agreed 
with the Local Planning Authority prior to applying for planning permission for change of use 
or redevelopment. 
 
The Council will seek to protect public houses, which are of community, heritage or 
townscape value.  
 
The Council will not grant planning permission for proposals for the change of use, 
redevelopment and/or demolition of a public house unless it is clearly demonstrated that: 
 
f) the proposal would not result in the loss of pubs which are valued by the community 

(including protected groups) unless there are equivalent premises capable of meeting 
the community’s needs; or 

 
g) there is no interest in the continued use of the property or site as a public house and no 

reasonable prospect of a public house being able to trade from the premises over the 
medium term. 

 
Where a public house is converted to an alternative use, the Council will seek the retention 
of significant features of historic or character value. 
 
Applications involving the loss of pub floorspace, including facilities ancillary to the operation 
of the public house, will be resisted where this will adversely affect the operation of the public 
house. 
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The Council will support the provision of new public houses in appropriate sites in growth 
areas, other highly accessible locations and Town Centre, subject to other policies in this Plan. 

 
Community Facilities 

 
9.223 This policy seeks to maintain a range of local community facilities across the Borough to meet local 

needs. 
 

9.224 For the purpose of this policy, community facilities include a range of social infrastructure that 
provides a service to the community. This may include: 

 

• healthcare facilities; 

• places of worship;  

• meeting halls;  

• public houses;  

• post offices;  

• youth clubs; 

• education facilities; and  

• police facilities. 
 

9.225 These facilities form a vital part of town centres and neighbourhoods and address the local 
community’s needs. Community uses are different to Town Centre uses in this respect (see 
Policy CS14).  
 

9.226 Open space play provision and arts and cultural facilities are also important community facilities 
and are dealt with under separate policies. 
 

9.227 Part A seeks to resist the loss of the Borough’s valuable community facilities, except in certain 
circumstances (see a and b). 
 

9.228 In order to demonstrate that there is no demand for the continued use of the current 
community facility, sufficient marketing evidence should be provided which adequately 
illustrates that there is no longer a genuine need for its retention. Details of the marketing 
requirements are set out in Appendix 5. In the case of health facilities, the loss or change of use 
of existing health facilities will be acceptable if it is shown that this forms part of a wider estate 
reorganisation programme to ensure the continued delivery of services. Evidence of such a 
programme will be accepted as a clear demonstration that the facility under consideration is 
neither needed nor viable and that adequate facilities are or will be made available to meet the 
ongoing needs of the local population. In such cases no viability or marketing information will 
be required.  
 
Public Houses 
 

9.229 Public houses (pubs) play an important community and cultural role. As places where members 
of the community meet and gather, they support social wellbeing and strengthen community 
cohesion. They sometimes provide important community meeting space and host local 
meetings, events and entertainment. 
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9.230 Like many other Boroughs, Ipswich has witnessed a net loss of public houses. The policy 
therefore aims to afford greater protection to the Boroughs public houses. 
 

9.231 National planning policy recognises that public houses, along with other community facilities, 
enhance the sustainability of local communities and should be safeguarded and retained for 
the benefit of the community while allowing them to develop and modernise in a sustainable 
way. 
 

9.232 The overall aim of the policy is to ensure that the Council is able to protect all of its public houses 
which provide a significant benefit or value to the local community.  
 

9.233 In order to satisfy the policy a Marketing Strategy for the public house must be agreed with the 
Local Planning Authority prior to its implementation and the agreed Strategy implemented for 
a minimum period of 12 months prior to applying for planning permission. Further information 
regarding the requirements of the Marketing Strategy are set out in Appendix 5. 
 

9.234 Applicants seeking to reduce or remove floor space or outdoor space must demonstrate that 
the remaining space is of sufficient size and quality for the needs of pub users and that the pub 
could continue to operate viably following any loss or reduction. The information submitted 
should include as a minimum viability evidence which considers the ability of the pub to 
continue to trade. 
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POLICY DM25: 
Shopfront Design 

 
The Council recognises that shop fronts play a key role in creating attractive and vibrant areas.  

 

The Council will expect a high standard of design in new and altered shopfronts, canopies, 
blinds, security measures and other features. 
 
When determining applications for shopfront development the Council will require proposals 
to: 
 
a) respect the existing character, architectural and historic merit of the building and its 

shopfront, including details and materials; 
 
b) improve the relationship between the shopfront and the upper floors of the building 

and surrounding properties, including the relationship between the shopfront and any 
forecourt; 

 
c) reflect the general characteristics of well-designed shopfronts in the area; 
 
d) contribute towards community safety and natural surveillance; and 
 
e) be suitably accessible. 
 
Where an original shopfront of architectural or historic value survives, in whole or in 
substantial part, there will be a presumption in favour of its retention. Where a new 
shopfront forms part of a group where original shop fronts survive, its design should 
complement their quality and character.  

 
Protecting Existing Shopfronts  
 

9.235 This policy gives effect to Core Strategy Policy CS1. It builds on national policy in the National 
Planning Policy Framework which states that planning plays a key role in supporting the 
delivery of renewable and low carbon energy. 
 

9.236 We will seek to protect existing shopfronts that make a significant contribution to the 
appearance and character of an area, taking into account the quality of design, historic 
importance and location.  
 
Design of New Shopfronts 
 

9.237 The attractiveness of shopfronts can usually best be maintained by taking inspiration from the 
architecture of the building and neighbouring premises and reflecting the scale and pattern of 
shopfront widths in the area. New shopfronts should contribute towards the maintenance of a 
cohesive streetscape appearance. The Council will seek to repair harm caused through past 
unsympathetic development whether previously authorised or not. 
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9.238 As shopfronts are seen at close quarters, the detailing, type and quality of materials, execution 
and finishes are very important. Contemporary shopfront designs will be supported in 
appropriate locations. All new and altered shopfronts should be designed to be fully accessible 
for all. 
 
Shop Windows 

 
9.239 Shop windows provide views into and from premises and can help bring activity and enhance 

feelings of security by providing natural surveillance. Security features associated with shop 
window displays should generally be internal in order to avoid harming the appearance of shop 
premises and creating clutter. Solid shutters are generally not considered to be acceptable as 
they are unsightly and can generate feelings of insecurity in those walking by, hide internal 
intruders, and encourage graffiti. 
 

9.240 The Supplementary Planning Document Shop Front Design Guide provides more detail on the 
Council’s approach to the design of shopfronts. 
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POLICY DM26: 
Advertisements 

 
This policy applies to all advertisements requiring advertisement consent under the Town and 
Country Planning (Control of Advertisements) (England) Regulations 2007.  
 

The Council will require advertisements to preserve or enhance the character of their setting 
and (where attached) to the host building. Advertisements must respect the form, fabric, 
design and scale of their setting and host building and be of the highest standard of design, 
material and detail.  
 
The Local Planning Authority will refuse advertisements that:  
 
a) contribute to an unsightly proliferation of signage in the area; 
 
b) result in excessive street clutter in the public realm; 
 
c) cause harmful light pollution to nearby residential properties or wildlife habitats; or 
 
d) impact upon public safety. 

 

9.241 Advertisements and signs should be designed to be complementary to and preserve the 
character of the host building and local area.  
 

9.242 The Supplementary Planning Document Shop Front Design Guide provides more detail on the 
Council’s approach to the design of shopfronts. 
 

9.243 The size, location, materials, details and illumination of signs must be carefully considered. The 
Council will resist advertisements where they contribute to or constitute clutter or an unsightly 
proliferation of signage in the area.  
 

9.244 Advertisements in conservation areas and on or near listed buildings require particularly 
detailed consideration given the sensitivity and historic nature of these areas or buildings. Any 
advertisements on or near a listed building or in a conservation area must not harm their 
character and appearance and must not obscure or damage specific architectural features of 
buildings.   
 

9.245 Advertisements should not become unduly dominant in the street scene, cause light pollution 
that disturbs residents at night, cause light pollution to wildlife habitats, or cause safety hazards 
to drivers. To achieve these aims, consideration should be given to the intensity of illumination, 
surface area to be illuminated and the positioning and colours of advertisements. The type and 
appearance of illuminated signs should be sympathetic to the design of the building on which 
it is located. The method of illumination (internal, external, lettering, neon, etc.) should be 
determined by the design of the building. Illuminated signs, both internal and external, should 
not be flashing or intermittent. 
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9.246 Advertisements will not be considered acceptable where they impact upon public safety, 
including when they:  

 

• obstruct or impair sight lines to road users at junctions and corners; 

• reduce the effectiveness of a traffic sign or signal; 

• result in glare and dazzle or distract road users; 

• distract road users because of their unusual nature; 

• disrupt the free flow of pedestrian movement; or 

• endanger pedestrians by forcing them to step on to the road. 
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POLICY DM27: 
The Central Shopping Area 

9.247 The Government recognises that the role of town centres is changing from its traditional 
retail high street approach. Town centres need to be dynamic and flexible in order to remain 
relevant and to be able to compete effectively with other retail sources such as on-line 
shopping as well as accommodating wider town centre uses. This is reflected in the 
Government NPPF and updated PPG 18 September 2020. The Government advises that 
Councils review the town centre and create character zones. The Town and Country 
Planning (Use Classes) (Amendment) (England) Regulations 2020 amended the Town and 
Country Planning (Use Classes) Order 1987 and introduced changes to the system of 'use 
classes'. The result of this was to replace former Classes A (Retail), B1 (Business) , D1 (Non-
Residential Institutions) and D2 (Assembly and Leisure) with new use classes. This included 
the creation of ‘Class E’ (commercial, business and service), combining formerly separate 
retail (A1), financial and professional services (A2), food and drink (A3), business (office, 
research and development and light industrial process) (B1), non-residential institutions 
(medical or health services, creches, day nurseries and centres), and, assembly and leisure 
(indoor sport, recreation or fitness and gyms) into one use class. In addition, public houses 
and drinking establishments (formerly A4) and hot-food takeaways (formerly A5) are now 
‘sui generis’. Cinema, concert hall, bingo hall, dance hall and live music venues (formerly 
D2) are also now ‘sui generis’.  The reasons for the changes to the Use Classes Order were 
to better reflect the diversity of uses found on high streets and in town centres and to 
provide the flexibility for businesses to adapt and diversify to meet changing demands.    
 
The Council will support the Town's vitality and viability by promoting and enhancing 
appropriate development in the Central Shopping Area, building in flexibility to meet the 
needs of retailers and leisure businesses appropriate to the Central Shopping Area. 
 
The Central Shopping Area comprises the Primary, Secondary and Specialist Shopping Zones, 
which are defined on the IP-One Area Inset Policies Map. Sites identified as suitable for 
major retail investment are allocated in the Site Allocations and Policies (incorporating IP-
One Area Action Plan) Development Plan Document Review. 
 
Class E use (commercial, business and service) should remain the predominant use at all times 
in the Central Shopping Area, to ensure the strategic town centre function of Ipswich is 
maintained.  
 
a) Primary Shopping Zone – this is the principal retail centre for Ipswich.  All uses in 

the Primary Shopping Zone are required to be primary commercial, business and 
service uses on the ground floor. Here takeaway uses will not be permitted.  
  

b) Secondary Shopping Zone – public houses, drinking establishments, takeaways, 
betting shops and payday loan shops and other main town centre uses (as defined 
by the NPPF 2021) will be permitted where they will not exceed 15% of the units 
within the zone, provided the proposal does not create a concentration of more 
than three adjacent non-class E units, and the site is not adjacent to an existing non-
class E use within the same Use Class as the proposal. No more than 10% of the total 
identified units within the Secondary Shopping Zone will be permitted for public 
houses, drinking establishments or takeaway uses. The Council will support Local 
Development Orders which help to maintain an appropriate mix of uses and will 
support the use of pop-up shops. This could also include limited use of training 
centres (F.1) and other such uses appropriate to the Secondary Shopping Zone. 
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c) Specialist Shopping Zone – this zone comprises non-multiple retail uses, specialist 
shops such as music shops and services such as beauticians and hairdressers and 
jewellers or bespoke clothing and bags. Many of the units are listed buildings. It is 
in this zone and the Secondary Shopping Zone where there are the majority of unlet 
units. Again, the Council supports the use of unlet units for pop-up shops and 
restaurants. Main town centre uses, other than retail, as defined in the NPPF will 
be permitted where they will not exceed 40% of the units. No more than 35% of the 
total identified units within the identified sub-group of the Specialist Shopping Zone 
will be permitted for public houses, drinking establishments and takeaway uses. 

 
Proposals for non-class E uses that would exceed the maximum thresholds outlined for 
the zones above will only be permitted in circumstances where it can be robustly 
demonstrated that such a change would be beneficial to the vitality and viability of the 
shopping zone, such as uses that help to attract people to visit the centre during the 
evening, as well as flats above shops. 
 
Restaurants (where permission is required), public houses, drinking establishments and 
takeaway uses and other main town centre uses will only be permitted where they have 
no detrimental effect on the residential amenities of nearby residents in terms of noise, 
fumes, smell, litter and general activity generated from the use and retain an active frontage. 
 
Mixed use development, including offices, financial and professional services, C3 housing, 
and C1 hotel or any combination of these uses will be supported in the Central Shopping 
Area, provided there is a ground floor use in accordance with the zone guidance above. 
 
The Council will not grant planning permission for the change of use of a ground floor unit to 
a use falling outside Class E, public houses, drinking establishments and takeaway uses in 
Primary Shopping Zones; and falling outside Class E, public houses, drinking establishments 
and takeaway uses or a suitable town centre use as defined by the NPPF in the Secondary 
Shopping Zones. 
 
The Council will support opportunities to use vacant shop units for uses such as pop-up 
shops. It will also work closely with other organisations so that a shared town centre vision 
is created for the 21st century. 
 
The Council also supports the retention of the open market and will work to ensure it meets 
the needs of residents and visitors to the Borough. 
 
Developers need to also ensure that proposals contribute positively to the objectives of the 
Ipswich Town Centre and Waterfront Public Realm Strategy SPD, Shopfront Design Guide 
SPD and other relevant SPD. The Council will expect proposals to contribute to the creation 
of a dementia-friendly town centre which is fit for all.   

 
9.248 Protecting the vitality and viability of the Town Centre and District and Local Centres is a key 

part of national policy and the importance of the Town's shops is set out in the strategic policies 
of the Core Strategy.  The NPPF advises that town centre policies should: 
 

• define a network and hierarchy of town centres and promote their long-term vitality and 
viability; 

• define the extent of centres and primary shopping areas; 

• retain and enhance existing markets; 

• allocate a range of suitable sites to meet the scale and type of retail, leisure, commercial, 
office, tourism, cultural, community and residential development needed;  

• allocate appropriate edge of centre sites for main town centre uses that are well connected 
to the town centre, where suitable and viable town centre sites are not available; and 
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• recognise that residential development often plays an important role in ensuring the vitality 
of centres. 

 
9.249 The purpose of the Central Shopping Area (CSA) is to focus town centre uses within a defined, 

concentrated area and enable visitors to easily combine other activities in the centre with their 
shopping trip, such as meeting friends at a café, going to the bank or having a haircut. The 
concentration of activities benefits shoppers who wish to compare goods and prices in different 
shops before making their purchases or combine several activities in one trip, and retailers who 
want to see the maximum footfall possible outside their store. The policy approach of 
concentrating such activity within a defined area supports the vitality and viability of the centre. 
 

9.250 The CSA boundary has been amended, to include additional land at Princes Street and exclude 
the former police station at Elm Street.  These changes respond to evidence in the Ipswich Retail 
and Commercial Leisure Study 2017. The Council considers that the boundary changes will help 
to strengthen the CSA’s vitality and viability. Annual monitoring of town centre indicators such 
as shop vacancy will continue to be used to assess the CSA’s health. 
 

9.251 Within the CSA, the predominant land use at ground floor level should be commercial, business 
and service uses (i.e. Use Class E).  However, there are other uses which complement these 
uses, which also have a role to play within the CSA, for example:   drinking establishments, hot 
food takeaways and main town centre uses including leisure, entertainment, offices, arts, 
culture and tourism and residential uses. 
 

9.252 The CSA is therefore divided into three ‘Shopping Zones’. The Primary Shopping Zone is the area 
where the greatest concentration of commercial, business and service uses is expected. It is a 
relatively small area which largely coincides with the ‘prime pitch’ for retailers and it has the 
highest rents and footfall. The Secondary Shopping Zones are generally characterised by lower 
rents and footfall than the Primary Shopping Zone. In these areas, the focus remains on 
commercial, business and service uses, but a greater diversity of uses is permitted. The 
Specialist Shopping Zones contain the greatest diversity of uses. Shops tend to be in smaller 
units occupied by more specialist retailers. Some of the streets in this area consist of attractive 
historic buildings, which give them a special character, for example St Peters Street and Fore 
Street. For the purposes of the sequential approach to locating new retail development, only 
the Primary and Secondary Shopping Zones defined on the IP-One Area Action Plan Inset 
Policies Map would be considered ‘in town centre’ sites defined through the NPPF as the 
primary shopping area. The shops or units within each of the three zones in the CSA are broken 
down into groups. The groups usually consist of a collection of buildings located in close 
proximity fronting the street or pavement, segregated by intersecting streets.  
 

9.253 The previous Local Plan assessed individual frontages within each zone, which were 
monitored and updated annually. In practice, however, applying the thresholds of each zone 
to individual frontages resulted in a policy that was unable to respond to the changing make-
up and retail experience of these zones. There were instances where the policy restricted 
empty retail (formerly A1) units from being brought back into alternative uses due to 
concentrations of non-retail uses on a particular street frontage being too high. In addition, 
the frontage measurement approach often made it difficult to apply f lexibility to given 
frontages, as some uses had frontage lengths that were disproportionate to the length of the 
street. 
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9.254 To respond to the above issues, the frontages have now been amalgamated to support a 

greater degree of flexibility in the CSA. The Primary Shopping Zone is formed of one 
centralised area in the heart of the Town. The Secondary Shopping Zones consist of Upper 
Westgate Street (‘Sec4’); Lloyds Avenue (‘Sec5’), Queen Street & Princes Street (‘Sec3’); and 
Carr Street & Upper Brook Street (‘Sec6’). The Specialist Shopping Zones are made up of the 
units to the south of the CSA in ‘the Saints’ and Fore Street (‘Spec1’), and a small group at 
Providence Street (‘Spec2’). These are demarcated on the map provided at Appendix 6. 
 

9.255 In addition, the process for counting the percentages within each zone has been changed 
from a frontage measurement approach to a unit number approach to provide a more 
straightforward means of calculating the percentages. The zones will continue to be updated 
in the yearly Central Shopping Area Survey Report and this will form the basis of determining 
the proportion of units in a given area, unless more recent verified evidence is provided with 
applications. 
 

9.256 In cases where applicants are proposing a change of use from a Class E use to a non-Class E 
use that would fall above the defined thresholds, it is advised that they enter into pre-
application discussions with the Council to determine the type of information that would be 
required to robustly demonstrate that it would add to the vitality and viability of the zone. 
In order to demonstrate that exceptional circumstances warrant the proposed non-Class E 
use, the following factors will be considered: 

 

• the amount of time that the existing use has been vacant, including any information 
regarding the marketing of the unit; 

• the presence of other vacant Class E units in the Shopping Zone, including any 
information regarding the marketing of these units; 

• the contribution that the proposed non-Class E use would make to the vitality and 
viability of the Shopping Zone and wider Central Shopping Area;  

• the active frontage of the proposed non-Class E use, taking into consideration the 
physical frontage, hours of use and type of use; and 

• the size of the unit. 
 
9.257 The approach to land use within the CSA is to maintain a balance between commercial, business 

and service uses and other appropriate uses, through the control of units within the zones. Uses 
in the CSA are monitored and updated annually.  
 

9.258 In the Secondary and Specialist Shopping Zones, the previous percentages have been reduced in 
this plan to reflect the amendments to the Use Classes Order introduced. The policy now also 
refers to other main town centre uses being supported, in recognition of the need for centres to 
offer a range of attractions in order to maintain vitality and viability. 
 

9.259 Protecting the visual character of listed buildings in the Central Shopping Area is covered elsewhere. 
 

9.260 Mixed-use development will be supported in the Central Shopping Area only where a ground floor 
use in accordance with Policy DM27 is provided. This reflects government policy to encourage 
diversification and mixed uses, and can help to create a vibrant centre including outside 
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shopping hours.  Main town centre uses as defined in the NPPF will only be permitted within the 
Central Shopping Area where specified criteria are met as set out in Policy DM27.  
 

9.261 The Council will seek funding opportunities to make environmental enhancements to the public 
realm of the centre and help it to remain competitive and attractive to users. The priority for 
improvements during the plan period will be Tavern Street and Westgate Street. These 
enhancements should follow the key design principles set out in the Council’s Ipswich Town 
Centre and Waterfront Public Realm Strategy SPD with a view to creating a dementia-friendly 
environment and a public realm fit for all. Where shops are vacant and no longer providing an 
active frontage on the street, the Council will support opportunities to successfully use these 
frontages where they help to promote the vitality of the Town Centre. This could be through 
visual enhancements. Works to the shopfront which require advertisement consent and/or 
planning permission will need to also adhere to the principles of Policies DM25 (Shopfront Design) 
and DM26 (Advertisements), as well as the Shopfront Design Guide SPD. 
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POLICY DM28: 
Arts, Culture and Tourism  

 

The Council will support the retention and enhancement of existing facilities providing arts, 
cultural and tourism facilities, including visitor accommodation throughout the Borough. 
Alternative uses will only be considered where it can be demonstrated that the current use 
is either being satisfactorily relocated or is unviable or that the new use complements the 
arts, culture and tourism sectors and supports the vitality and viability of the Town Centre. 
Retail development would need to satisfy Policy DM32. In order to demonstrate that the 
current use is unviable, sufficient marketing evidence should be provided. Further 
information regarding the requirements of the Marketing Strategy are set out in Appendix 5. 
 
New facilities for arts, culture or tourism including accommodation will be supported where 
they are focused within the Town Centre boundary or within the Waterfront area.  
 
Where new arts, culture and tourism facilities or visitor accommodation are proposed in 
locations outside the Town Centre or Waterfront, planning permission will only be granted in 
accordance with Policy DM31.  
 
The Council will support the creation of a purpose built, multi-purpose space on the 
Waterfront which will be either a stand alone facility, or part of a mixed use development, 
capable of providing flexible conference and exhibition space.  

 
9.262 The Town has a wealth of arts, cultural and heritage assets, which enrich the lives of Ipswich 

residents and bring in a significant number of visitors. There are approximately 2.6 million day 
visitors per year and 1.0 million longer stay visitors, including those from overseas and the rest 
of the UK (Ipswich Town Centre Master Plan, 2012). They support directly and indirectly a 
significant number of full and part-time jobs.  

 
9.263 Focussing art, cultural and tourism uses within the Town Centre will aid in the delivery of the 

spatial strategy for sustainable growth through urban renaissance, by making the best use of 
previously developed land, by putting facilities in close proximity to those who need them, and 
by providing regeneration opportunities to key strategic Town Centre sites, thus enhancing the 
vitality and vibrancy of the central area. It also accords with national planning policy for ‘main 
town centre uses’.  
 

9.264 The Council’s intention is to support the diverse nature of arts, cultural and heritage facilities in 
Ipswich, by allowing improvements to existing facilities. These assets support employment in a 
fast growing sector and generate economic activity which in turn supports town centre 
regeneration, and provides cultural diversity and choice for those living in and visiting Ipswich. 
Arts, cultural and heritage assets contribute to the vitality and viability of the Town Centre by 
providing attractions and facilities which are complementary to the main retail and 
employment function, and can be easily accessed.  
 

9.265 The English Tourism Board (now Visit Britain) has indicated that Tourism is worth £5 billion a 
year to the Eastern Region, with the tourism sector now employing 185,000 people. Tourism is 
one of the main components of the visitor economy and it has been identified as one of the 
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fastest growing sectors of the global economy. Visitor accommodation is integral to the 
provision of jobs growth in Ipswich, and as such the provision of quality accommodation for a 
wide variety of visitor needs will support the objectives of Policy CS13.  
 

9.266 Policy CS4 identifies the Council’s commitment to protecting and enhancing the Borough’s 
heritage of built, historic and natural assets including listed buildings, museums, parks and 
gardens and the river corridor. The cultural activity associated with these assets provides a 
crucial link with the visitor economy and should therefore be maintained and enhanced to 
ensure that this offer remains attractive. Retaining and enhancing existing facilities will benefit 
heritage assets that are currently used for arts, cultural and tourism purposes, while new 
facilities could also be beneficial, provided they are appropriately designed and located. Core 
Strategy Review Policy DM13 deals with heritage assets and conservation. The Council’s Town 
Centre Master Plan (2012) identifies improved facilities for performance arts, arts, museums 
and heritage, public art and events as areas to support.  
 

9.267 The Council will therefore be supportive of:  
 

• improvements to Ipswich Museum and adjacent buildings, including Ipswich Art School, 
Wolsey Studio, and High Street Exhibition Gallery;  

• the New Wolsey Theatre, Corn Exchange and Regent Theatre;  

• Christchurch Mansion and Park; and  

• the creation of a multi-purpose exhibition and conference facility, which could include a 
live entertainment venue, at the Waterfront.  

 
9.268 The Council will also support street performance and ‘pop-up’ temporary facilities related to 

cultural events and festivals in appropriately located public spaces and vacant premises, where 
they do not prejudice other Local Plan policies. 

 
9.269 High quality arts and cultural facilities play an important role in attracting and retaining 

residents to the Town. The IBC Culture and Leisure Needs Study 2010-2025 found that quality 
provision and a thriving arts and cultural scene can help to increase a town’s appeal to students 
selecting a university and retain graduates on completion of their degree due to their positive 
experiences. It is seen that the encouragement of street theatre and performance in the Town 
Centre would help to develop awareness of, and exposure to the arts and therefore be of 
benefit to the visitor economy. 
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POLICY DM29: 
The Evening and Night-time Economy 

 

The Council will encourage and support the sustainable growth of Ipswich’s evening and night-
time economy which will contribute to the vitality of the Town Centre, subject to addressing the 
following considerations:  
 
a) the design of development and management arrangements particularly focusing on 

 public safety, crime prevention and the reduction of anti-social behaviour;  
 
b) that there will be no significant individual or cumulative effect on the surrounding 

 amenity and character of the area due to noise, litter, odour, severe traffic generation, 
 parking, general disturbance or problems of disorder and nuisance; 

 
c) arrangements for mitigating pollution including ventilation equipment, grease disposal, 

grease traps and noise insulation are provided in a way that minimises visual and 
environmental impact;  

 
d) access requirements for people of all ages and abilities are provided; and  
 
e) the daytime use does not detract from the character and amenity of the surrounding area, 

shops and services, particularly through the creation of an active ground floor street frontage. 
 
Development proposals will not be permitted in locations where they exacerbate existing 
problems when considered against the criteria set out above. 

 
9.270 Evening activities that take place after 5pm can help maintain a strong and successful town centre 

vibrancy, as they extend activity and movement beyond the normal working hours.  This makes 
town centres more attractive places to live and work. It is, however, important to maintain the right 
balance with the town centre’s primary function as a shopping and commercial centre.  The evening 
uses must therefore be complementary to, rather than conflict with, other town centre uses. The 
evening and night-time economy in Ipswich has developed over many years. If managed well a 
successful evening and night-time economy becomes an important part of the town’s character.  
The economy can be boosted by the creation of jobs, increased visitor numbers and providing the 
right atmosphere to enhance the town’s offer of arts and cultural events. The Council will plan 
positively for a range of complementary evening and night-time uses including the arts, culture and 
entertainment uses that can appeal to a wide cross-section of the population and a variety of age 
groups.  
 

9.271 The promotion of an evening and night time economy in Ipswich needs to be appropriately managed 
to ensure that community safety is protected and anti-social behaviour is not increased. Proposals 
should be sited in appropriate locations, and should consider the cumulative impact on the 
character and function of the Town Centre, crime and local amenity. 
 

9.272 In some Town Centre locations the clustering of evening and night-time uses has led to an adverse 
impact on local amenity. Proposals which exacerbate existing problems, such as anti-social 
behaviour, will be resisted by the Council. 
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POLICY DM30: 
District and Local Centres 

 

The Council will support the retention and provision of local shops and community facilities 
within defined District and Local Centres.  The Centres are defined on the Policies Map and 
IP-One Area Action Plan Inset Policies Map. 
 
Within the defined District and Local Centres: 
 
a) proposals for the provision of additional shops or extensions to existing shops will be 

permitted provided they are of a scale appropriate to the centre. The requirements of 
the National Planning Policy Framework (NPPF) should be satisfied; 

 
b) proposals for change of use from  Class E (commercial, business and services) to public 

houses, drinking establishments, takeaways, betting shops and payday loan shops and  
F1 uses and other sui generis uses appropriate to a centre, including launderettes, will 
be permitted where they will not exceed 35% of the total identified ground floor 
frontage, provided the identified shopping frontage or the shopping character and 
range of shops is not unacceptably diminished; 

 
c) proposals for the change of use of ground floor units to F1, F2 and other suitable Sui 

Generis uses which meet the needs of the local community will be permitted provided 
that:  

 
i) satisfactory vehicular access and car parking can be provided; 

 
          ii)      in the case of a vacant unit, the unit has suffered from a clearly demonstrated 

long-term vacancy for a period of at least 12 months.  A Marketing Strategy for 
the unit must be agreed with the Local Planning Authority prior to its 
implementation and the agreed strategy implemented for a minimum period of 
12 months prior to applying for planning permission for change of use or 
redevelopment.  Any such application must be accompanied by an independent 
appraisal of the economic viability of the facility in its current use; an 

 
iii) the physical treatment of the unit minimises the problem of dead   

 frontages or is appropriate to the proposed use. 
 
d) Residential uses will not be permitted on the ground floor unless it has been clearly 

demonstrated the unit has suffered from long term vacancy for at least 12 months and 
none of the uses stated in paragraphs a., b. and c. are suitable, viable or deliverable.   

 
Outside District Centres but within a 400m straight line distance of the centre the provision 
of community facilities will be permitted provided the facility: 
 
e) is appropriate in scale and supports the needs of the adjacent residential area; 
 
f) is accessible to all sectors of the community; and 
 
g) offers satisfactory vehicular access and car parking space in accordance with the 

Council’s standards.  
 
One new District Centre is proposed within the plan period at Sproughton Road. This 
centre will provide retail units and community facilities of a scale appropriate to serve its 
catchment area. Development of the Ipswich Garden Suburb in accordance with Policy 
CS10 will require the provision of a new District Centre and two new Local Centres. 
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9.273 District and Local Centres perform an important role serving, to varying degrees, the day-to-
 day convenience, food and services needs of their local resident catchment populations.   
 Ipswich contains 11 existing District Centres and 34 Local Centres (with additional centres of 
 both types proposed through the Core Strategy).  
  

9.274 The District Centres are the more strongly performing centres and rely on a stronger 
convenience retail offer to underpin their function, vitality and viability.  All the District Centres 
contain a supermarket. The District Centres also tend to be located on radial routes and benefit 
from some passing trade.  
 

9.275 The Local Centres tend to contain fewer units than the District Centres and offer a more limited 
diversity of uses.  However, they remain an important facility for meeting people’s every day 
needs. 
 

9.276 The approach to District and Local Centres is to strengthen their role and function and seek to 
retain shops and community facilities. Within the District and Local Centres, a balance between 
Class E (commercial, business and services) and non- Class E uses (such as drinking establishments) 
will be maintained.  Public houses, drinking establishments, takeaways and other sui generis 
uses appropriate to a centre will also be supported, provided the overall percentage of the 
frontage does not exceed the levels specified in the policy. District Centres are listed under 
Policy CS2. The Local Centres are listed below (with reference numbers for cross reference to 
the Policies Maps). 

 

• Fircroft Road (1) 

• Garrick Way (2) 

• Dale Hall Lane/Dales Road (4) 

• Ulster Avenue (5) 

• Norwich Road (197-307a) (6) 

• Dickens Road (8) 

• Cambridge Drive (10) 

• Maidenhall Green (12) 

• Ellenbrook Green (14) 

• Colchester Road (61-65) (15) 

• Brunswick Road (16) 

• Cauldwell Hall Road/Spring Road (19) 

• Cauldwell Hall Road/St John’s Road (20) 

• Foxhall Road (25-97, 34-124) (21) 

• Bixley Road/Foxhall Road (22) 

• Selkirk Road (24) 

• Clapgate Lane (207-221)/Landseer Road (325-327a) (25) 

• Reynolds Road (26) 

• Queen’s Way (29) 

• Felixstowe Road (474-486) (30) 

• Penshurst Road (31) 

• Cliff Lane (32) 

• St Helen’s Street (33) 

• Bramford Lane (34) 
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• Bramford Road (35) 

• Spring Road (36) 

• Albion Hill, Woodbridge Road (291-386) (37) 

• Lavender Hill (38) 

• Bramford Road (560 and 651-677) (40) 

• Bramford Lane (483-487) (42) 

• St Matthew’s Street (44) 

• Woodbridge Road (28-110) (46) 
 
9.277 The policy will help focus community development in the Local and District Centres. The 

community facilities are defined in Appendix 1. 
 

9.278 Zonal maps for each District Centre to support community facilities within a 400m straight-line 
distance are defined on Plan 1. Local Centres are also defined on Plan 1. 
 

9.279 As an indication of appropriate scale, the Council expects that additional food stores in District 
and Local Centres should not exceed 1,500 sq. m. net. This is to ensure the development is of a 
scale appropriate to serve the centre and not the Town as a whole, which could in effect divert 
retail away from the Town Centre. The applicant should also demonstrate that it can meet the 
requirements as set out in the NPPF, which covers the following points: 
 
a) that the development is of an appropriate scale; 
b) that there are no more central sites for the development; 
c) that there are no unacceptable impacts on existing centres; and 
d) that locations are accessible. 

 
9.280 The approach is to maintain a balance between Class E and non-Class E uses, through the control of 

frontages. An analysis of the existing frontages in a sample of the District and Local Centres 
supports the threshold of 35% of non-Class E uses.  
 

9.281 The policy allows change of use to take place from commercial, business and service uses to 
proposals for community uses where certain criteria apply. Residential uses will be encouraged 
on upper floors in the centres and in the vicinity of the centres to maximise access to shops and 
facilities. Accessible under clause f of Policy DM30 relates to community facilities being accessible 
by a range of transport modes including for those without a car. 
 

9.282 The boundaries of the District Centres are shown on the Policies Maps and, within them, Policy 
DM30 applies to development proposals. Developers of new properties will be expected to 
comply with Policy DM28 and the Shopfront Design Guide SPD. 
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POLICY DM31: 
Town Centre Uses Outside the Central Shopping Area 

 

Within the Town Centre, which is defined on the IP-One Area Action Plan Inset Policies Map, 
but outside the Central Shopping Area, the development of non-retail town centre uses, 
including leisure, recreation, culture and tourism uses, will be permitted. This area must 
be considered before edge or out of centre locations for these town centre uses. Office 
uses and mixed use schemes including housing will also be encouraged in the Town Centre, 
however industrial uses (Use Class E (g), excluding offices, B2 or B8) will not be permitted. 

 
9.283 The National Planning Policy Framework (NPPF) defines a town centre as an area defined on 

the Policies Map, which includes the primary shopping area and areas predominantly occupied 
by main town centre uses within or adjacent to the primary shopping area.  The main town 
centre uses are defined in the following paragraph. In the Ipswich Local Plan, the primary 
shopping area consists of the Primary and Secondary Shopping Zones (see Policy DM27).   
 

9.284 This policy reflects the NPPF, which identifies the following main uses appropriate to a town 
centre as: retail (including warehouse clubs and factory outlet centres); leisure (such as dance 
halls), entertainment facilities and intensive sports and recreation facilities such as cinemas, 
restaurants, bars, night clubs, casinos, health and fitness centres, indoor bowling centres and 
bingo halls; offices; and arts, culture and tourism including theatres, museums, galleries, concert 
halls, hotels and conference facilities. In addition, living is encouraged within town centres, to 
improve vitality and viability outside business hours and enable sustainable lifestyles. 
 

9.285 The non-retail main town centre uses which are managed through this policy are 
predominantly focused away from the Central Shopping Area, with the exception of a small 
element permitted in the Secondary and Specialist Shopping Areas or as part of certain mixed 
use developments as described in Policy DM27, in order to maintain Class E (commercial, business 
and service) retail uses as the predominant use in the Central Shopping Area. For the 
development of non-retail town centre uses outside the Town Centre, the NPPF shall apply. 
 

9.286 The Town Centre boundary is defined through the IP-One Area Action Plan Inset Policies Map. 
It overlaps to a degree with Ipswich Waterfront and Portman Quarter.  
 

9.287 The criteria for identifying the Town Centre boundary are therefore a predominance of main 
town centre uses within it, areas adjacent to the Central Shopping Area containing sites 
allocated for main town centre uses, and sites with good accessibility (within 800m of a main 
transport interchange).   
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POLICY DM32: 
Retail Proposals Outside Defined Centres 

 

Retail proposals in locations outside defined centres will only be permitted if the 
proposal can be demonstrated to be acceptable under the terms of the National Planning 
Policy Framework (NPPF), particularly in terms of: 
 
a) the appropriate scale of development; 
 
b) the sequential approach; 
 
c) avoiding significant adverse impact on existing defined centres, including any 

cumulative impact; and 
 
d) accessibility by a choice of means of transport. 
 
Retail developments of more than 200 sq.m. net outside defined centres will be required to 
undertake a Retail Impact Assessment. Assessment of the retail impact of proposed 
development on the Central Shopping Area will only be required where the retail floorspace 
proposed exceeds 525 sq. m net.  
 
The requirement for a sequential test does not apply to applications for small scale rural 
offices or other small scale rural development. 

 
9.288 Defined Centres in Ipswich consist of the Central Shopping Area, District Centres and Local 

Centres. The Town Centre is not a defined centre for the purposes of this policy.   
 

9.289 Out of town retail parks, sole retail warehouses and large foodstores (such as supermarket and 
superstores) are not defined as centres and therefore Policy DM31 should apply to proposals 
within these locations.  Retail warehouses are large stores specialising in the sale of household 
goods (such as carpets, furniture and electrical goods), DIY items and other ranges of bulky goods, 
generally selling goods that would require transportation by car. 
 

9.290 Listed below are items which the Council considers to be bulky goods: 
 

• domestic household electrical; 

• audio-visual equipment (including radio, TV, Hi-Fi, and computer goods); 

• furniture, lighting, carpets and floor covering; 

• hardware and DIY goods; 

• garden centre goods and garden furniture; 

• building supplies; 

• automotive products and accessories together with associated fitting; 

• caravans, boats and boat equipment; 

• cycles, cycle products and accessories; 

• camping equipment; 

• pets and pet supplies; 

• furnishing fabrics and curtains; and 

• blinds and poles. 
 

Items such as clothing, footwear and food are not considered to be bulky goods.  
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9.291 The National Planning Practice Guidance states that conditions may be attached to 
appropriately control the impact of retail uses. Conditions may therefore be attached, including 
the following: 
 

• to prevent developments from being sub-divided into a number of smaller shops or units; 

• to ensure that ancillary elements remain ancillary to the main development, by allowing up 
to 10% or 200 sq. m of net floorspace (whichever is the smaller) to be devoted to ancillary 
and incidental goods taken together; 

• to limit any internal alterations to increase the amount of gross floor space by specifying 
the maximum retail floor space permitted; and 

• to limit the range of goods sold and control the mix of convenience and comparison goods. 
 
9.292 This policy applies to retail proposals which are defined as those uses falling within Shops, 

Financial and Professional Services and Hot Food Takeaways only. Restaurants and Cafes and 
Drinking Establishments are classified as Leisure within the NPPF definition of main town centre 
uses and therefore this policy does not apply to these uses. It is important to distinguish 
between these uses as it affects the application of the sequential test, as set out in the NPPF.      
 

9.293 The requirement to undertake a sequential test, in Policy DM32, applies to all retail proposals, 
except small scale rural offices or other small scale rural development, as per paragraph 89 of 
the NPPF (2021).  The requirement for a Retail Impact Assessment will apply to all proposals 
outside of defined centres which give rise to more than 200 sq. m net floorspace, either from a 
single unit or the aggregation of units within the proposed development. Retail proposals that 
are over 525 sq. m net will be required to undertake an impact assessment on all defined 
centres (including the Central Shopping Area) in the catchment area. Retail proposals that are 
between 200 and 525 sq. m net will be required to undertake an impact assessment on District 
and Local Centres in the catchment area. All impact assessments will need to consider the 
impact of the proposal on existing, committed and planned public and private investment in 
defined centres in the catchment area of the proposal, taking account of cumulative impact. 
The impact assessment should consider the impact of the proposal on the vitality and viability 
of defined centres.  
 

9.294 The Retail and Commercial Leisure Study 2017, indicates that there is no need or justification for 
further major out-of-town retailing in Ipswich. 
 

9.295 The sequential approach to the consideration of retail proposals will be applied as follows: 
 

• firstly, to consider whether there are sites available in the Primary Shopping Area, 
comprising Primary and Secondary Shopping Zones, and in the District and Local Centres 
only where the scale of the proposed development is appropriate to the catchment areas 
the centres serve; 

• secondly, to consider sites in edge of centre locations as defined in the NPPF; and 

• thirdly, to consider sites in out of centre locations. 
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POLICY DM33: 
Protection of Employment Land 

 

The Employment Areas are defined on the Policies Map and the IP-One Area Action Plan 
Inset Policies Map and listed below: 
 
1) Ipswich Business Park, north of Whitton Lane; 
2) White House Industrial Estate, White House Road; 
3) Knightsdale Road / Wharfedale Road; 
4) Boss Hall Industrial Estate; 
5) Hadleigh Road Industrial Estate, including Elton Park; 
6) Land south of London Road / east of Scrivener Drive; 
7) Civic Drive / Princes Street / Russell Road / Portman Road; 
8) Felaw Maltings / IP-City Centre;   
9) Riverside Industrial Park and the West Bank area; 
10. Cavendish Street; 
11) Holywells Close and Holywells Road; 
12) Cliff Quay/Sandy Hill Lane / Greenwich Business Park / Landseer Road area; 
13) Wright Road / Cobham Road; 
14) The Drift / Leslie Road / Nacton Road; 
15) Ransomes Europark; 
16) Airport Farm Kennels, south of Ravenswood; and 
17) Futura Park, Nacton Road. 
 
The defined Employment Areas will be safeguarded for employment and ancillary uses. The 
Council may seek to safeguard employment uses and development falling within Class E (g) by 
way of planning conditions to remove permitted development rights for changes of use to 
other uses within Class E, where this would be necessary and reasonable to ensure compliance 
with the strategy of the plan and national policy. 
 
Employment uses are defined as: 
 

i) Use Class E(g), B2 General Industry or B8 Storage and Distribution, as 
 defined by the Use Classes Order 1987 (as amended), with a town centre first 
 approach to the location of offices; and 

 
ii) appropriate employment-generating sui generis uses. 

 
Small scale services specifically provided for the benefit of businesses based, or workers 
employed, within the Employment Area will also be permitted where: 
 
a) there is no reasonable prospect of the site being re-used for employment purposes 

over the plan period; and 
 
b) the proposed use is compatible with the surrounding uses. 
 
Outside the defined Employment Areas, the conversion, change of use or redevelopment 
of sites and premises in employment use to non-employment uses will only be permitted 
where: 
 
c) there is no reasonable prospect of the site being re-used for employment purposes 

over the plan period; or 
 
d) the proposed use is residential, and it can be acceptably accommodated, would make 

more effective use of the site and would not harm the economic development strategy 
of the plan; and 
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e) in relation to c. and d., the proposed use is compatible with the surrounding uses and 
is an appropriate use for the site. 

 
9.296 The established Employment Areas across the Borough represent very significant clusters of 

employers providing jobs and therefore need to be safeguarded. The jobs growth target set out 
in Policy CS13 means that protecting against the loss of employment areas is important. 
Conditions may be applied to permissions to prevent employment uses in Use Class E(g) in 
protected employment areas from changing to alternative uses within Class E under permitted 
development rights, where this would undermine the strategy of the Plan or be contrary to 
national policy. For example, where change of use to retail in an out-of-centre location could 
take place that could harm the vitality and viability of existing centres. Each application will be 
judged on its own merits as to whether conditions are reasonable and necessary in each 
instance. Protecting employment areas for employment use also retains choice of locations 
across the Borough for businesses to locate in. As consolidated employment areas, operational 
requirements such as 24 hour working or heavy goods access are also more likely to be capable 
of being met without adversely affecting the amenity of residential areas. Where compatible 
with adjacent uses, waste facilities could come forward on land within employment areas. 
 

9.297 The loss of employment land, whether in existing employment use or within a defined 
Employment Area, could affect the Council's ability to achieve its employment objectives and 
job targets. Land and buildings in employment use may also come under pressure from other 
forms of development that tend to have higher values such as retail, leisure and housing. As a 
general principle therefore, such land needs to be protected.  
 

9.298 Retail uses will not be permitted other than as small scale retailing ancillary to the main 
employment use. Ancillary uses are defined in terms of size of floorspace and there being a 
functional relationship with the main B class use. Ancillary retailing should be less than 10% of 
the floorspace or 200 sq. m net, whichever is the smaller. 
 

9.299 To demonstrate no reasonable prospect of re-use for employment purposes over the plan 
period in accordance with the policy, 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 employment uses as appropriate to the site. Further information 
on the marketing requirements are set out in Appendix 5. In addition, in determining whether 
there is no reasonable prospect, the Council will take into account factors such as: the length 
of time since the site was allocated in the development plan; the planning history of the site, 
including any planning application or pre-application enquiries; and whether there have been 
any changes of circumstance that mean that take-up of the site for its intended use is now 
unlikely. 
 

9.300 Ipswich Port plays a significant role in the Ipswich economy, handling over 3 million tonnes of 
cargo a year.  The extended West Bank handles primarily unitised cargo whereas the East Bank 
caters for bulk cargoes.  Transport, freight and logistics have been identified by the New Anglia 
Local Enterprise Partnership as one of the key sectors which will drive the growth of the region 
in coming years.  The Suffolk Growth Strategy 2013 also identifies that UK container traffic is 
likely to grow steadily over the next 15 years, as will opportunities arising through diversifying 
bulk-breaking and post-processing capabilities. 
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9.301 Within Ipswich Port a number of consents exist under the Planning (Hazardous Substances) Act 
1990 and the Dangerous Substances in Harbour Areas Regulations 1987.  These consents and 
licences permit the handling and storage of hazardous substances. This will need to be taken 
into account in any development planned in the vicinity of these areas. 
 

9.302 References to employment uses in this policy and reasoned justification exclude retail uses.  
Appropriate employment-generating sui generis uses referred to in the policy include uses such as 
car showrooms with accompanying workshops and waste facilities and excludes any sui generis 
use which includes retail or leisure as anything other than an ancillary use.  Small scale services 
could include small gyms or cafes (Use Class E) providing facilities targeted at people working in 
the area.  All uses, whether temporary or permanent, will be expected to provide appropriate 
facilities on the site for employees.  
 

9.303 The Council recognises the importance of retaining existing employment uses and allowing for 
their growth and development where this can be accomplished without giving rise to serious 
environmental problems or unacceptable increases in traffic. Where employment uses are no 
longer appropriate to their surroundings or cannot reasonably expand further on their existing 
sites they will be encouraged to relocate within Employment Areas.  
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POLICY DM34 
Delivery and Expansion of 

Digital Communications Networks 

 
The Council recognises the importance of high quality and reliable communications in the 
delivery of a vibrant local economy and for the contribution they can make to the environment 
by reducing the need to travel.  
 
a) On sites of more than 10 new residential units and on other non-residential development, 

proposals must allow for the provision of the infrastructure for the most up to date digital 
communications technology in order to allow connection to that Network. This 
infrastructure should be provided on an open access basis that will allow for the future 
provision of ‘ultrafast broadband’, ‘full fibre’ solutions or any other technology as and when 
they are made available. 

 
b) Proposals for the expansion of electronic communications networks, including next 

generation mobile technology (such as 5G) will be supported, where they preserve the 
historic environment and do not harm the appearance of the street scene. 

 
9.304 The Council is committed to securing a high-quality communication infrastructure. The lack of 

such infrastructure would potentially hold back on the Borough’s competitiveness and economic 
well-being. The installation of digital infrastructure can also help to mitigate air quality impacts 
by reducing the need to travel through initiatives such as home working. Developers for all new 
sites (residential and non-residential) should engage with broadband providers to ensure that 
communications network infrastructure, capable of delivering at least superfast broadband, is 
installed as part of the build process. New properties should be provided with the internal 
infrastructure to ensure that they can be connected to the broadband communication network 
or the most up to date technology. The broadband should be installed on an open access basis 
allowing for use by a number of internet service providers, and cables should be threaded 
through resistant ducting to enable easy access to the fibre optic cable for future repair, 
replacement or upgrading. 
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CHAPTER 10: Implementation 
 
10.1 A key element of the Local Plan is the need to set out clear mechanisms and targets for delivery. 

This chapter focuses on the implementation component of this, with Chapter 11 focusing on Plan 
targets and Chapter 12 on monitoring and review issues. 

 
10.2 The rest of this chapter is set out in the following sections: 
 

• Delivery Mechanisms; and 

• Major Infrastructure Proposals. 
 
Delivery Mechanisms 
 
10.3 The Council will work with the New Anglia Local Enterprise Partnership, Suffolk County Council, 

and Suffolk districts, particularly within the Ipswich Strategic Planning Area to deliver the 
employment and housing growth set out in this strategy. The Ipswich Policy Area Board, which 
comprises councillors and officers from the five Ipswich Strategic Planning Area authorities, was 
set up in 2007. It is now called the Ipswich Strategic Planning Area Board and its purpose is to 
ensure the local authorities work together to deliver the vision for the Ipswich Strategic Planning 
Area. This Board continues to be an important delivery mechanism for the Ipswich Strategic 
Planning Area.   

 
Major Infrastructure Proposals 

 
10.4  The Local Plan sits within the context of strategic infrastructure provision, which is 
 currently coordinated via the New Anglia Local Enterprise Partnership.  Strategic 
 infrastructure needs are identified through a range of plans, strategies and 
 organisations, including: 

 

• LEP Norfolk and Suffolk Economic Strategy; 

• Suffolk Framework for Growth; 

• Suffolk Infrastructure Plan (SIP); 

• Water Resources East; 

• Transport East; and 

• Energy East 
 

10.5 The levels of growth proposed within this document are substantial. Linked to these growth levels 
are identified needs for new infrastructure. 

 
10.6 It is important that the Core Strategy identifies the major issues and sets out how these might 

be brought forward. Other infrastructure issues are addressed within the Site Allocations and 
Policies (incorporating IP-One Area Action Plan) Development Plan Document. 

 
10.7 Table 8A identifies the major pieces of infrastructure required to support growth. In addition, 

support is indicated elsewhere in the Plan for other pieces of infrastructure, such as a Wet Dock 
Crossing. However, these are not prerequisites for development to take place. As indicated in 
Policy CS17, new development will need to meet its on- and off-site infrastructure needs through 
direct provision and/or Section 106 contributions. Section 106 agreement contributions 
required are set out on a per dwelling basis in the Infrastructure Delivery Plan. The Recreational 
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Disturbance Avoidance and Mitigation Strategy (RAMS) referred to in Policy CS17 is essential to 
support planned growth in the Borough, but is not included in Table 8A as the measures 
proposed are not classed as infrastructure.  For example, measures include site wardens.  The 
RAMS Supplementary Planning Document sets out the charge levied to all new dwellings and 
the programme of measures. 
 

10.8 Infrastructure requirements relating to the Ipswich Garden Suburb are listed in Table 8B. 
 

10.9 The costs shown in Table 8A are indicative and may change. Costs have been calculated in 
conjunction with Suffolk County Council on a per household or number of additional residents 
basis. These figures are outlined in the Council’s Infrastructure Delivery Plan 2020. 
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Table 8A – Major Infrastructure Proposals 
 

Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Flood Management  

Ipswich Flood Defence 

Management Strategy 

May include measures such 

as sheet piling renewal or a 

pumping station – to be 

confirmed by Environment 

Agency 

 

 

 

 

 

 

Continued 

regeneration through 

mixed use 

developments within 

the Flood Risk zones in 

IP-One  

Environment 

Agency 

To be 

confirmed when 

the measures 

have been 

identified 

tbc tbc Defra  

Environment 

Agency 

Developer 

Contributions 

2036 

Early years 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Additional early years capacity 

to meet demand arising from 

development in Alexandra 

Ward 

New setting at IP048 

SCC investigating potential for 

new provision in Town Centre 

units and other options. Listed 

cost is estimated cost of one 

30 place and one 60 place 

setting. 30 places could be 

provided to Alexandra Ward 

through the 90 place setting on 

site IP037 

 

 

 

 

 

 

 

 

 

 

 

 

Essential to support 

growth 

Suffolk County 

Council 

£2,350,448 

 

£2,176,281 

 

£173,627 Developer 

Contributions 

Throughout plan 

period 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

New early years setting at 

ISPA4.1 (Humber Doucy 

Lane) – to be determined at 

master planning stage 

Essential to growth Suffolk County 

Council 

£958,980 £915,477.12 

(IBC only, does 

not include 

contributions 

from East 

Suffolk Council) 

£43,502.88 Developer 

Contributions 

2031 onwards 

based on delivery of 

site ISPA4.1 in the 

housing trajectory 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Additional early years capacity 

to meet demand arising from 

development in Bridge Ward 

New setting at Halifax Primary 

School 

or 

Expansion of provision at 

Hillside Primary School 

 

Essential to support 

growth  

Suffolk County 

Council 

 

 

 

£588,330 

 

or 

 

£414,900 

 

 

 

£490,275 

 

or 

 

£414,900 

 

 

 

£98,055 

 

or 

 

£0 

Suffolk County 

Council 

Developer 

Contributions 

Throughout plan 

period 

Additional early years capacity 

to meet demand arising from 

development in Castle Hill, 

Whitehouse and Whitton 

Wards 

If possible, expand provision at 

Highfield Nursery  

 

 

 

Essential to support 

growth 

Suffolk County 

Council 

£597,456 - 

£705,996 

£597,456 - 

£705,996 

£0 Suffolk County 

Council 

Developer 

Contributions 

Throughout plan 

period 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Additional early years 
capacity to meet demand 
arising from development in 
Gipping Ward 
 
New setting on development 
site 

Essential to support 

growth 

Suffolk County 

Council 

 £1,175,224  £1,612,136  £0 Suffolk County 

Council 

Developer 

Contributions 

Throughout plan 

period 

Additional early years 

capacity to meet demand 

arising from development in 

Holywells Ward 

New 60 place setting at 

Rosehill Primary School 

New 90 place setting at IP037 

subject to sequential and 

exception test 

Essential to support 

growth 

Suffolk County 

Council 

 £2,431,764  £2,431,764  £0 Suffolk County 

Council 

Developer 

Contributions 

Throughout plan 

period 

Primary education 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Primary School Provision 

New school at IP048a Mint 

Quarter 

Extensions to existing 

schools: 

 

• Rosehill Primary School 

 

 

• St Mark’s or Sprites 

Primary School 

 

 

• Cliff Lane Primary School 

Essential for the 

delivery of residential 

development across 

Ipswich including at 

the Waterfront 

Suffolk County 

Council / Dept. for 

Education 

 

£8,236,620 

 

 

 

 

 £3,100,000 

 

 

£1,742,580 - 

£3,485,160 

 

 

£1,200,000 

 

£3,824,145 

(based on 195 

pupils) 

 

 

 

 £1,211,423 

 

 

 £4,513,952 

 

 

£3,065,537 

 

£4,415,175 

 

 

 

 

 £1,888,577 

 

 

£0 

 

 

£0 

Suffolk County 

Council 

Dept. for Education 

Developer 

Contributions 

Throughout plan 

period 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Secondary education 

Secondary School 
expansion 

Chantry Academy – 300 
places by 2036 (22% of 
demand is arising within 
Ipswich Borough) 

Stoke High School  

 

 

 

Essential for the 

delivery of residential 

development across 

Ipswich including at 

the Waterfront and 

in Babergh Mid 

Suffolk District(s) 

Suffolk County 

Council  

 

 

 

 

£4,320,220 

 

 

 

 

 

 £5,148,729 

 

 

 

 

 

 £0 

 

Suffolk County 

Council 

Dept. for Education 

Developer 

Contributions from 

Babergh Mid Suffolk 

and Ipswich 

Throughout plan 

period 

Special Education Needs and Disability 

IP129 – Woodbridge Road – 
SEND School 

Essential to support 

growth 

Suffolk County 

Council 

Fully Funded by 

Dept. for 

Education 

£0 £0 Dept. for 

Education 

Throughout plan 

period 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Post-16 education 

Expansion of post-16 
education in and around 
Ipswich14 

Essential to support 

growth 

Suffolk County 

Council 

 £4,065,525 £7,799,134 £0 Suffolk County 

Council  

Dept. for Education 

Developer 

Contributions 

including from 

neighbouring 

authorities  

Throughout plan 

period 

Waste provision 

Relocation of Portman’s 
Walk Household Waste 
Recycling Centre (HWRC)  

Expansion of Foxhall HWRC 

Essential to support 

growth 

Suffolk County 

Council 

£3m 

 

 

£6m 

£110 per 

dwelling 

£0 Suffolk County 

Council 

Developer 

Contributions 

Throughout plan 

period 

 
14 It is not currently considered necessary to establish a new Sixth Form to serve Ipswich, but this will be reconsidered through the next plan review. If further capacity were 
required, the establishment of a new Sixth Form serving one or both of Ormiston Endeavour and the new Ipswich Garden Suburb secondary could be considered along with other 
options 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Libraries 

Expansion of existing 
libraries, remodelling of 
existing libraries or provision 
of flexible, digital access 
and/or mobile services. 

Strategy and distribution of 
improvements to be 
developed during the plan 
period 

Essential to support 

growth  

Suffolk County 

Council  

£700,00015 £216 per 

dwelling 

£0 Suffolk County 

Council 

Developer 

Contributions 

Throughout plan 

period 

Transport 

A14 Junction improvements 

Junction 55 Copdock 

Junction 56 Wherstead 

Junction 57 Nacton 

Junction 58 Seven Hills 

 

Essential to support 

ISPA-wide growth  

Suffolk County 

Council 

Highways 

England 

 

£65m-£100m 

£5m-£10m 

£5m-£10m 

£5m 

 

Unknown Unknown Developer 

Contributions 

(S278/S106) from 

all the ISPA 

authorities 

Highways England 

(RIS or Minor 

Works Fund) 

Central 

Government 

Throughout plan 

period 

Measures to increase 
capacity on A1214 

Essential to support 
ISPA-wide growth 

Suffolk County 

Council 

Highways 

England 

£4m Unknown Unknown Developer 

Contributions from 

all the ISPA 

authorities 

Throughout plan 
period 

 
15 Approximately based on the number of dwellings from Policy ISPA4 and Site Allocations and Policies (incorporating IP-One Area Action Plan) DPD Review housing allocations. 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Sustainable transport 
measures in Ipswich, 
including Smarter Choices, 
Quality Bus Partnership and 
other measures as identified 
in ISPA Transport Mitigation 
Strategy and other relevant 
emerging strategies 

 

Essential to support 

ISPA-wide growth  

Suffolk County 

Council 

£7.3m-£8.4m to 

2026 

tbc based on 

funding strategy 

tbc based on 

funding strategy 

Developer 

Contributions from 

all the ISPA 

authorities 

Suffolk County 

Council 

ISPA authorities 

Throughout plan 

period 

Infrastructure improvements 
to support sustainable 
transport measures and 
junction improvements 

Essential to support 

ISPA-wide growth 

Suffolk County 

Council 

£16m-£20m to 

2026 

tbc through 

action plan 

tbc through action 

plan 

Developer 

Contributions from 

all the ISPA 

authorities 

Suffolk County 

Council 

ISPA authorities 

Throughout plan 

period 

Link road through site IP029 
(via Europa Way from 
Bramford Road to 
Sproughton Road) 

Desirable but not 

essential to support 

planned growth 

Suffolk County 

Council  

 £700,000  £0  £0 Suffolk County 

Council 

New Anglia LEP 

Developer 

Contributions 

 Anticipated Start of 

February 2021 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Wet Dock Crossing Desirable but not 

essential to support 

planned growth 

Suffolk County 

Council  

tbc tbc  SCC has agreed 

up to £10.8m and 

funding gap will be 

difference between 

this and total cost 

Suffolk County 

Council 

Developer 

Contributions 

Throughout plan 

period 

Green infrastructure 

Green infrastructure:  

- green trail around Ipswich  

- country park at Ipswich 

Garden Suburb (see Table 

8B) 

Expansion of Orwell Country 

Park 

 

Essential to support 

growth 

Developers 

Suffolk County 

Council 

Ipswich Borough 

Council 

 

 IGS Country 

Park - 

£4,225,000 

(excluding 

maintenance 

and SuDS) 

IGS Country 

Park - £0 

(Provided by 

Housing 

Infrastructure 

Fund) 

IGS Country Park - 

£0 

Developer 

Contributions and 

direct provision 

Housing 

Infrastructure Fund 

Ipswich Borough 

Council 

Recreational 

Disturbance 

Avoidance and 

Mitigation Strategy 

contributions 

(Orwell Country 

Park) 

 

Throughout plan 

period 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Utilities 

New primary substation at 
Turret Lane 

Development in the 

town centre in 

support of urban 

regeneration 

 

UK Power 

Networks 

tbc tbc tbc UK Power Networks Need and delivery 

still under 

investigation 

Water supply - 

site connections to the existing 

network (may include network 

upgrades) 

 

Foul sewerage network - site 

connections to the existing 

network (may include network 

upgrades) 

 

Essential to support 

growth 

Anglian Water 

Services Ltd 

 

 

tbc 

 

 

 

tbc tbc Anglian Water 

 

Developer 

Contributions 

 

 

Throughout plan 

period 

Sport & leisure facilities 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

New sports, leisure and 

recreation facilities – will be 

identified through IBC 

review of sports provision: 

 

Rights of Way 

Improvement Plan 

 

Ravenswood Sports Park 

IP150b 

 

Relocation of King George 

V Playing Fields IP032  

Supporting 

growth, 

enhancing 

health and 

quality of life, 

and 

supporting 

greener 

lifestyles and 

green 

transport 

Ipswich Borough 

Council  

Developers 

Highway 

Authority for 

Rights of Way 

Improvement 

Plan 

tbc tbc tbc Developer 

Contributions  

Ipswich Borough 

Council 

Housing 

Infrastructure 

Fund 

Suffolk County 

Council 

 

 

Need and delivery 

still under 

investigation 

Healthcare provision 
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Proposal 

 

What aspect of 

the strategy 

depends on the 

proposal 

 

Lead Delivery 

Body / Bodies 

 

Approx. cost 

 

Potential 

developer 

contribution 

(S106) 

Potential funding 

gap 

Potential funding 

sources 

Timescale 

 

Health centre at IP005 
Former Tooks Bakery 

Healthcare provision 
enhancements – to be 
identified in conjunction with 
schemes coming forward 

 

 

Essential to support 

growth 

Ipswich & East 

Suffolk Clinical 

Commissioning 

Group 

East Suffolk and 

North Essex NHS 

Foundation Trust 

 

tbc tbc tbc Dept. for Health 

NHS England 

East Suffolk and 

North Essex NHS 

Foundation Trust 

Ipswich & East 

Suffolk Clinical 

Commissioning 

Group 

Developer 

Contributions 

 

Throughout plan 

period 
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10.10 Policy CS10 Ipswich Garden Suburb states that the detailed strategic and neighbourhood infrastructure requirements for the Garden Suburb 
development of approximately 3,500 dwellings are included in Table 8B below. Table 8B sets out those requirements, starting with the 
strategic infrastructure requirements for the whole Ipswich Garden Suburb area and then identifying the detailed neighbourhood 
infrastructure for each of the three neighbourhoods in turn.  

 
Table 8B – Strategic and Neighbourhood Infrastructure Requirements for the Ipswich Garden Suburb (formerly Northern Fringe) (see Policy CS10 
Ipswich Garden Suburb) 
  

Infrastructure theme 
 

Infrastructure 

Strategic Infrastructure 
 

Access & transport 
 

Off-site junction improvements in surrounding road network 

 Connection to the Urban Traffic Management and Control (UTMC) system 

 Vehicular rail crossing with road access connecting housing in Fonnereau and Henley Gate 
neighbourhoods and the District Centre in the Fonnereau neighbourhood. 

 Fonnereau Way cycle / pedestrian bridge across rail line. 
 

 Phased delivery of bus services & bus priority measures. 
 

 Improvements to strategic town centre & east-west footpaths / cycleways. 
 

 Improvements to Westerfield Station and level crossing. 
 

 Controlled cycle / pedestrian crossing on Westerfield Road. 
 

 Traffic management scheme for Westerfield village, The Crofts and other locations. 
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Education 1200 space secondary school (including sixth form facility) with site providing playing fields and 
recreational facilities that would be secured for use by the community. 

Open space, recreation & play Country Park with visitor / community centre (with potential for dual community centre use) for Henley 
Gate.  

 Swimming contribution (off-site) 
 

Community facilities 
 

District & Local Centres including community buildings with integrated library facilities & police office 
(where required) alongside new healthcare provision & reserved sites for community use. 
 

 Funding for community development support officer(s). 
 

Utilities Any strategic improvements to electricity & gas supply. 
 

Any strategic improvements to water supply. 
 

Any strategic improvements to sewerage system. 
 

Any strategic infrastructure needed to deliver low carbon development. 
 

Strategic SuDS infrastructure & connections. 
 

Infrastructure theme 
 

Infrastructure 

Neighbourhood Infrastructure – Fonnereau Neighbourhood 
 

Access & transport Travel Plan development, implementation & monitoring. 
 

 Improvements to Fonnereau Way (complete section linking Valley Road & railway line). 
 

 Pedestrian and cycle signage (monoliths). 
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Education & early years 2FE (form of entry) primary school & nursery with the potential for some facilities to be shared with the 
community. 
 

Open space, recreation & play 
 

Neighbourhood parks, allotments & open spaces with equipped sports & play facilities as per Core 
Strategy Policy. 
 

Community infrastructure 
 

District Centre supporting infrastructure (CCTV, electric charging points, recycling facility, cycle parking 
etc.) as detailed in agreed infrastructure framework. 
 

 Community centre in District Centre with integrated library facilities, workspace hub and police office 
(where required by Suffolk Constabulary). 
 

 Healthcare provision. 
 

Other items 
 

Household waste facilities (sum). 

 Superfast broadband infrastructure. 
 

Infrastructure theme 
 

Infrastructure 

Neighbourhood Infrastructure – Henley Gate Neighbourhood 
 

Access & transport Travel Plan development, implementation & monitoring. 

 Improvements to Fonnereau Way (complete section linking railway line and Lower Road). 
 

 Pedestrian and cycle signage (monoliths). 

Education & early years 2FE (forms of entry) primary school & nursery with the potential for some facilities to be shared with the 
community. 
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Open space, recreation & play Neighbourhood parks, allotments & open spaces with equipped sport & play facilities as per Core 
Strategy policy. 
 

Community infrastructure Local Centre supporting infrastructure (CCTV, electric charging points, recycling facility, cycle parking 
etc.) as detailed in agreed infrastructure framework. 
 

 Community centre (may include workspace hub). 

Other items Household waste facilities (sum). 

 Superfast broadband infrastructure. 

Infrastructure theme 
 

Infrastructure 

Neighbourhood Infrastructure – Red House Neighbourhood 
 

Access & transport Travel Plan development, implementation & monitoring. 

 Pedestrian & cycle signage (monoliths). 

Education & early years 2FE (forms of entry) primary school & nursery with the potential for some facilities to be shared with the 
community. 
 

Open space, recreation & play Neighbourhood parks, allotments & open spaces with equipped play & sports facilities as per Core 
Strategy Policy. 
 

Community infrastructure Local Centre supporting infrastructure (CCTV, electric charging points, recycling facility, cycle parking 
etc.) as detailed in agreed infrastructure framework. 
 

Other items Household waste facilities (sum). 
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 Superfast broadband infrastructure. 
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CHAPTER 11: Strategic Local Plan Objectives, Indicators and Targets  
 

11.1 The Council recognises that it is important to have a limited number of measurable targets against 
which the delivery of the Local Plan can be assessed. 

 
11.2 Where possible the Council would prefer to monitor its Local Plan using established indicators that 

are already being measured, rather than new indicators it would need to create. 
 
11.3 It is considered that indicators should focus on measuring performance against the objectives set 

out in Chapter 6. The indicators set out below relate to the objectives in this document. 
 
11.4 It is also recognised that further work is required to establish baseline data in many instances. 
 
11.5 The twelve objectives of Chapter 6 are set out below along with suggested indicators and targets, or 

recognising where indicators and targets need to be developed. 
 
OBJECTIVE 1: STRATEGIC WORKING 
 
To work with other local authorities in the Ipswich Strategic Planning Area and with community 
partners to ensure a coordinated approach to planning and development.   
 
INDICATOR(S) 
 

Joint working taking place through the ISPA  Board (or other equivalent forum).  
 
Provision of essential major transport infrastructure. 
 
Provision of education infrastructure. 

  
TARGETS 

 
Completion of joint master planning of land north of Humber Doucy Lane (Policy ISPA4 and ISPA4.1) 
by 2026/27 in conjunction with East Suffolk Council. 
 
Delivery of the essential major transport infrastructure proposals identified in Table 8A by 2036, 
working with Suffolk County Council as highway authority. 
 
Delivery of essential early years, primary, secondary and post-16 educational infrastructure 
proposals identified in Table 8A by 2036, working with Suffolk County Council as local education 
authority. 

 
OBJECTIVE 2: GROWTH 
 
At least (a)  8,280 new dwellings shall be provided to meet the needs of Ipswich within the Housing Market 
Area between 2018 and 2036 in a manner that addresses identified local housing needs and provides a 
decent home for everyone, with 31% at the Ipswich Garden Suburb, 30% at the northern end of Humber 
Doucy Lane and 15% in the remainder of the Borough being affordable homes; and (b) approximately 9,500 
additional jobs shall be provided in Ipswich to support growth in the Ipswich Strategic Planning Area 
between 2018 and 2036.  
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INDICATOR(S) 
 

Net additional homes provided in the monitoring year. 
 

Number of affordable homes provided in the monitoring year. 
 

Net annual housing and employment land completions. 
 

Employment rates. 
 
TARGETS 
 

To deliver at least(a) 8,280 homes by 2036 and approximately (b) 9,500 jobs by 2036.   
 
80% of major new developments of 15 dwellings or more (or on sites of 0.5ha or more) to provide 
for at least 15% on-site affordable housing by number of dwellings (where affordable housing is 
required in accordance with Policy CS12). 
 
31% of housing delivered at Ipswich Garden Suburb and 30% at the northern end of Humber Doucy 
Lane by 2036 to be affordable as defined in the glossary. 

 
OBJECTIVE 3: THE DISTRIBUTION OF DEVELOPMENT 
 
The development of the Borough should be focused primarily within the central Ipswich ‘IP-One’ Area, 
Ipswich Garden Suburb, the Northern end of Humber Doucy Lane and within and adjacent to identified 
district centres (these areas are identified on the key diagram).  
 
INDICATOR(S) 
 

Density of residential development taking place in IP-One.  
 
Percentage of major schemes in IP-One consisting of a mix of uses.  

 
Progress at Ipswich Garden Suburb and Humber Doucy Lane.  

 
Proportion of new dwellings provided on previously developed land. 

  
TARGETS 
 

Over the plan period, 75% of major developments to take place in IP-One, Ipswich Garden Suburb, Humber 
Doucy Lane and District Centres or within 800m of District Centres.   
 

OBJECTIVE 4: SUSTAINABLE DEVELOPMENT 
 
Development must be sustainable, environmentally friendly and resilient to the effects of climate 
change.  
 
INDICATOR(S) 



 

229 

Proportion of dwellings granted planning permission that provide at least 15% of their energy requirements 
from decentralised and renewable or low-carbon sources. 

 
Number of schemes incorporating attenuation and infiltration SUDs. 

 
Measuring major application compliance with the Development and Flood Risk SPD. 

 
Environment Agency consultation responses. 

 
TARGETS 
 

All new build development of 10 or more dwellings or in excess of 1,000 sq. m of residential or non-
residential floorspace providing at least 15% of their energy requirements from decentralised and 
renewable or low-carbon sources. 
 
100% of new residential development to include SUDS (where the development site and soil structure 
allows). 
 
100% of major applications complying with the requirements of the Development and Flood Risk SPD. 
 
Zero permissions granted contrary to Environment Agency advice (where EA consulted). 
 

OBJECTIVE 5: AIR QUALITY AND CLIMATE CHANGE 
 
Every development should contribute to the aim of reducing Ipswich's carbon emissions below 2004 levels.
  
INDICATOR(S) 
 

Local authority CO2 emissions.  
 
Local authority air pollution data.  

 
Number and extent of designated AQMAs.  

 
NOx concentrations measured through AQMA data and DEFRA returns. 

 
TARGETS 
 

To reduce the extent of AQMAs by 2036 in accordance with the corporate Air Quality Action Plan 
Review (Council Target). 
 
To reduce Ipswich Borough Council’s estimated carbon footprint to achieve carbon neutrality by 
2030 from the 2019 base level (Council Target).  

 
OBJECTIVE 6: TRANSPORT AND CONNECTIVITY 
 
To improve accessibility to and the convenience of all forms of transport and achieve significant modal 
shift from the car to more sustainable modes through local initiatives. This will: (a) promote choice 
and better health; (b) facilitate sustainable growth, development and regeneration; (c) improve 
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integration, accessibility and connectivity; and (d) promote green infrastructure as alternative 
‘green’ non-vehicular access around the town and urban greening of existing routes. Specifically: 
 
• Significant improvements should take place to the accessibility to and between the three key 

nodes of: the Railway Station (including the wider Portman Quarter environment), the Waterfront 
(and particularly the Education Quarter) and the Central Shopping Area; 

• Additional east-west 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 some 
central road space;  

• Comprehensive, integrated cycle routes should be provided; and 
• Ipswich Borough Council aspires to an enhanced public transport system. 
 
INDICATOR(S) 
 

Number of travel plans agreed for new developments. 
 

Financial and other contributions by major new residential planning approvals towards transport 
mitigation measures.   

 
TARGETS 
 

100% of eligible development proposals to provide a travel plan to assist sustainable patterns of 
travel to be achieved by 2036. 

 
15% modal shift for journeys of Ipswich residents by 2031. 
 

OBJECTIVE 7: RETAIL AND CULTURAL OFFER 
 
To enhance the vitality and viability of the Town Centre and District Centres in response to changing 
consumer habits.  
 
INDICATOR(S) 
 

Occupancy rates in the Central Shopping Area and District Centres. 
 

Net additional retail floor space in the Central Shopping Area and outside. 
 

Harper Denis Hobbs Vitality Index. 
 

Footfall in the town centre. 
 

Number of cultural and tourism events in the Town Centre. 
 

Visitors to the Regent Theatre and Corn Exchange. 
 

Public realm improvements.  
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TARGETS 
 

To improve the retail rank of Ipswich from 485 on the 2017 Harper Dennis Hobbs Vitality Index to 
250 by 2036. 

 
To deliver 10,000 sq.m net of new comparison retail floorspace by 2031.   

 
To achieve 90% occupancy rates in the Central Shopping Area by 2036.  

 
To achieve 95% occupancy rates in District and Local Centres by 2036.  

 
To achieve a 20% increase in footfall in the Town Centre by 2036. 

 
To deliver a 10% increase in attendance at tourism and cultural events by 2036 from a base of  
216,100 visitors in 2018/19.  

 
To deliver a 10% increase in attendance at the Regent Theatre and the Corn Exchange by 2036 from 
a base of 172,360 visitors in 2018/19. 

 
To deliver the Public Realm elements of the £25 million Towns Fund Scheme by 2036.   

 
OBJECTIVE 8: DESIGN AND HERITAGE 
 
A 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.  
 
INDICATOR(S) 

 
Number of buildings on the Suffolk Register of Buildings at Risk. 
 
Number of buildings and conservation areas on the Historic England Heritage at Risk register. 

 
Number of residential developments built to Building Regulations standard M4(2).   

 
TARGETS 

 
To reduce the 5 listed buildings on the Suffolk Register of Buildings at Risk to 3 by 2036 and remove 
the 1 listed building on the Historic England Heritage at Risk Register by 2036. 
 
Ensure that by 2036, in all residential developments of 10 or more homes, 25% of new dwellings 
to be built to Building Regulations standard M4(2). 

 
OBJECTIVE 9: NATURAL ENVIRONMENT  
 
To protect and enhance high quality, accessible strategic and local open spaces rich in biodiversity and 
geodiversity for people to visit and use.  
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INDICATOR(S) 
 

Net change in extent of protected habitat associated with development. 
 

Number of schemes complying with the biodiversity Defra metric. 
 

Tree canopy cover. 
 

Recording implementation of RAMS mitigation measures. 
 
TARGETS 
 

No net loss of designated habitat to development. 
 
To seek improvement in the quality of the SSSI’s, as recorded by Natural England every five years 
by 15% by 2036. 

 
100% of new development to secure measurable net gains for biodiversity on an annual basis.  

 
To achieve a target of 22% canopy cover or better by 2050 (Council Target). 

 
Ensuring mitigation measures to reduce recreational impact on the Special Protection Areas are 
delivered in accordance with the RAMS project. 
 

OBJECTIVE 10: COMMUNITY FACILITIES AND INFRASTRUCTURE 
 
To retain, improve and provide high quality and sustainable education facilities, health facilities, and sports 
and cultural facilities and other key elements of community infrastructure in locations accessible by 
sustainable means and in time to meet local demand. 
 
INDICATOR(S) 

 
Percentage of new community facilities located in or within 400m of a centre. 

 
Delivery of early years, primary, secondary and post-16 education infrastructure proposals 
identified in Table 8A by 2036. 

 
TARGETS 

 
To deliver a new health care centre at IP005 Former Tooks Bakery by 2036.  
 
To deliver the essential early years, primary, secondary and post-16 education infrastructure proposals 
identified in Table 8A by 2036.   
 
100% of new community facilities to be within 400m of a centre. 
 

OBJECTIVE 11: INEQUALITY 
 
To tackle deprivation  and inequalities across the Town and create a safer more  cohesive Town. 
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INDICATOR(S) 

 
Proportion of the population who live in wards that rank within the most deprived 10% and 25% in 
the country. 

 
Indices of multiple deprivation (income, employment, health deprivation and disability, education, 
skills training, crime, barriers to housing and services and living environment). 

 
Number of affordable homes provided in the monitoring year. 

 
Number of new outdoor youth fitness facilities in the Borough. 

 
TARGETS 
 

To improve Ipswich’s rank in the Indices of Multiple Deprivation by 2036 and reduce crime levels by 2036. 
 
The Council to build 1000 new Council/affordable homes in a decade (Council adopted target).   
 
At least 60% of affordable housing provision to consist of affordable housing for rent including social rent 
and the remainder affordable home ownership. 
 
Impact of designing out crime on antisocial behaviour statistics to reduce by a minimum of 25% by 2036 
(from 2020 baseline). 
 

Increase youth outdoor fitness provision by 25% in the Borough by 2036. 
 
OBJECTIVE 12: DIGITAL INFRASTRUCTURE 
 
To improve digital infrastructure provision.  
 
INDICATOR(S) 
 

Average broadband speeds. 
 

Proportion of residents with access to high speed and full fibre broadband. 
 
TARGETS 
 

On sites of more than 10 new residential dwellings and on other non-residential developments, 100% 
of developments to include provision of the infrastructure for the most up-to-date digital 
communications technology in order to allow connection to that network. 
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CHAPTER 12: Monitoring and Review 
 

12.1 The Local Plan Authority Monitoring Report will review the progress of these arrangements as well 
as progress on delivering the major projects and infrastructure requirements outlined in Chapter 10, 
and performance against the targets set out in Chapter 11. Intelligence is drawn from a number of 
Council functions including strategic housing, economic development and environmental health and 
equally, feeds into other corporate strategies such as the Air Quality Strategy and the Strategic 
Housing Strategy. Delivery of housing and jobs within the Ipswich Strategic Planning Area will be 
monitored through a joint monitoring process with other relevant authorities.  
 

12.2 There is in addition, a statutory requirement to review the Local Plan within a period of 5 years, to 
determine whether it is still up to date. If by that stage parts of the Local Plan are out of date in terms 
of legislation or other matters, the local authority should either conduct a partial or full review of the 
Local Plan. 

 
12.3 The Local Development Scheme states that the documents will be kept under regular review 

following their adoption. 
 
12.4 In the context of this document it is likely that its review would link to significant new evidence 

becoming available, and issues being identified through the Authority Monitoring Report.  
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APPENDIX 1 
 

COMMUNITY FACILITIES IN DISTRICT AND LOCAL CENTRES 
 
The list below sets out some of the community facilities that the Council considers are appropriate in or within 
400m straight-line distance of the District and Local Centres, provided certain criteria are met. 
 

• Health facilities including doctors’ surgeries and dentists 

• Education facilities including schools, nurseries, crèches and lifelong learning 

• Parks / open spaces and play facilities 

• Community meeting places or drop in centres 

• Libraries 

• Local service providers (e.g. local authority offices and police facilities) 

• Places of worship 

• Housing for people with special needs 

• Vets 
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APPENDIX 2 
 

ACTIVITIES OR SERVICES RELEVANT TO EACH PLANNING STANDARD CHARGE HEADING 
 
The broad categories of infrastructure to be included in the standard charge are as follows. This does 
not constitute a precursor to a CIL Regulation 123 List. 
 
Highways and Transport 

• Highway infrastructure 

• Public transport 

• Transport/travel information 

• Pedestrian/cycle routes including public rights of way 

• Cycling facilities 

• Parking 

• Park and Ride 

• Street lighting 

• Pedestrian facilities 

• Street scene improvements 

• Signing 

• Traffic calming 
 
Childcare, Early Years and Education 

• Nurseries and pre-school 

• Schools 

• Adult education 

• The University of Suffolk 

• Suffolk New College 
 
Health and Emergency Services 

• Health facilities including acute and general healthcare requirements 

• Social care/day care 

• Public health and prevention 

• Fire 

• Ambulance 

• Police 
 
Environment and Conservation 

• Public realm improvements 

• Waste management 

• Recycling 

• Refuse collection and disposal 

• Sustainable Drainage Systems 

• Flood risk 

• Flood defence 

• Air quality 

• Archaeological remains 

• Historic buildings 
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• Conservation Area improvements 

• Nature conservation 

• Historic Parks restoration 
 
Community and Cultural Facilities 

• Safer Neighbourhood Teams and policing 

• Street lighting 

• CCTV 

• Libraries 

• Cemeteries and crematoria 

• Community buildings 

• Community projects 

• Youth facilities (not picked up under sport and recreation) 

• Voluntary sector groups and initiatives 

• Places of worship 

• Children’s services 

• Older people’s services 
 
Sport and Recreation 

• Parks and gardens 

• Amenity greenspace 

• Children’s play space 

• Facilities for young people 

• Outdoor playing pitches 

• Indoor sports facilities 

• Outdoor sports facilities 

• Allotments 

• River corridor and other green corridor improvements 

• Natural and semi natural greenspace including woodlands and country parks 

• Civic spaces 
 
Economic Development 

• Inward investment 

• Business support services 

• Skills training 
 
Utilities 

• Super-fast broadband 

• Telephone 

• Gas 

• Electricity 

• Water – potable and wastewater supply 
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APPENDIX 3 
 

IPSWICH STANDARDS FOR THE PROVISION OF OPEN SPACE, SPORTS AND RECREATION FACILITIES 
 
TABLE 9 – Ipswich Standards for the Provision of Open Space, Sports and Recreational Facilities  
 

Typology of open spaces, sport 
& recreation facilities 

Quantity Standard Accessibility Standard 

1. Parks & Gardens 1.16ha per 1000 population 15 minute walk time 

2. Amenity Green Space 0.48ha per 1000 population 10 minute walk time 

3. Natural and Semi Natural 
Green Space 

1.53ha per 1000 population 15 minute walk time 

4. Outdoor Sports Facilities 1.42ha per 1000 population 15 minute walk time 

5. Provision for Children e.g. 
Local Areas of Play, Local 
Equipped Areas for Play and 
Neighbourhood Equipped Areas 
for Play – LEAPs, NEAPs and 
DEAPs. 

0.08ha per 1000 population 10 minute walk time 

6. Provision for Young People e.g. 
teen shelters, multi-use games 
areas 

0.04ha per 1000 population 15 minute walk time 

7. Allotments 0. 41ha per 1000 population  
Should also have reference to 
Council waiting lists to indicate 
demand 

15 minute walk time 

8. Cemeteries & Churchyards Standard not appropriate Standard not appropriate 

9. Ecological Networks Standard not appropriate Standard not appropriate 

10. Civic Spaces Standard not appropriate Standard not appropriate 

11. Water/ River Based  Standard not appropriate Standard not appropriate 
 

For quality standards for types 1 to 9 above, please refer to the Ipswich Open Space, Sport & Recreation 
Study 2009 (reviewed in 2013, updated in 2017) 
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APPENDIX 4 
 

GLOSSARY 
 

Abbreviation Term in full Definition 
 

 Active Frontage  
 
 
Adoption 

Ground floor building frontage that is in use, for 
example as a restaurant or shop.  
 
The final confirmation of a plan as a statutory 
document by the local planning authority. 
 

 Affordable Housing Housing for sale or rent, for those whose needs are 
not met by the market (including housing that 
provides a subsidised route to home ownership 
and/or is for essential local workers); and which 
complies with one or more of the following 
definitions: 
 
a) Affordable housing for rent: meets all of the 
following conditions: (a) the rent is set in accordance 
with the Government’s rent policy for Social Rent or 
Affordable Rent, or is at least 20% below local market 
rents (including service charges where applicable); (b) 
the landlord is a registered provider, except where it 
is included as part of a Build to Rent scheme (in which 
case the landlord need not be a registered provider); 
and (c) it includes provisions to remain at an 
affordable price for future eligible households, or for 
the subsidy to be recycled for alternative affordable 
housing provision. For Build to Rent schemes 
affordable housing for rent is expected to be the 
normal form of affordable housing provision (and, in 
this context, is known as Affordable Private Rent). 
 
b) Starter homes: is as specified in Sections 2 and 3 of 
the Housing and Planning Act 2016 and any secondary 
legislation made under these sections. The definition 
of a starter home should reflect the meaning set out 
in statute and any such secondary legislation at the 
time of plan-preparation or decision-making. Where 
secondary legislation has the effect of limiting a 
household’s eligibility to purchase a starter home to 
those with a particular maximum level of household 
income, those restrictions should be used. 
 
c) Discounted market sales housing is that sold at a 
discount of at least 20% below local market value: 
Eligibility is determined with regard to local incomes 
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Abbreviation Term in full Definition 
 
and local house prices. Provisions should be in place 
to ensure housing remains at a discount for future 
eligible households. 
 
d) Other affordable routes to home ownership: is 
housing provided for sale that provides a route to 
ownership for those who could not achieve home 
ownership through the market. It includes shared 
ownership, relevant equity loans, other low-cost 
homes for sale (at a price equivalent to at least 20% 
below local market value) and rent to buy (which 
includes a period of intermediate rent). Where public 
grant funding is provided, there should be provisions 
for the homes to remain at an affordable price for 
future eligible households, or for any receipts to be 
recycled for alternative affordable housing provision 
or refunded to Government or the relevant authority 
specified in the funding agreement. 
 

 Amenity Pleasantness of a place or circumstance. For planning 
purposes residential amenity is usually taken to include 
attributes such as privacy, access to daylight and sunlight, 
and absence of noise pollution. It does not include 
property values. 
 

AMR Annual Authority 
Monitoring Report 

Reports progress with preparing the Local Plan and the 
extent to which policies are being achieved. 
 

AA Appropriate 
Assessment 

An appropriate assessment, also known as a Habitats 
Regulations Assessment (HRA), is the process of 
considering emerging policies against the Habitats 
Directive. 
 

AAP Area Action Plan A type of development plan document relating to 
specific areas of major opportunity and change or 
conservation. 
 

 Area of 
Archaeological 
Importance 

The Area of Archaeological Importance is a defined 
area where there is suggested to be significant known 
or a high potential for complex and sensitive 
archaeological deposits. It is based upon available 
evidence of buried archaeology, historic maps and 
information, standing structures and visual elements 
of the historic landscape. Within the Local Plan 
context, it is intended to alert applicants and planning 
officers to the likely requirements for archaeological 
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Abbreviation Term in full Definition 
 
investigation, protection and recording to be placed 
on development, on potentially even the smallest 
scale below-ground works. 
 

AONB 
 
 
 
 
 
AQMA 

Area of Outstanding 
Natural Beauty 
 
 
 
 
Air Quality 
Management Areas  
 
 
Ancient or Veteran 
Trees 
 

A site with a statutory national landscape designation 
to provide special protection for the area's natural 
beauty. Designated by Natural England, the primary 
objective is to conserve the natural beauty of the 
landscape. 
 
Areas designated by local authorities because they are 
not likely to achieve national air quality objectives by 
the relevant deadlines. 
 
A tree which, because of its age, size and condition, is 
of exceptional biodiversity, cultural or heritage value. 
All ancient trees are veteran trees. Not all veteran 
trees are old enough to be ancient but are old relative 
to other trees of the same species. Very few trees of 
any species reach the ancient life-stage. 
 

 Biodiversity The variety of life on earth or in a specified region or 
area. 
 

BAP Biodiversity Action 
Plan 

The UK Government’s response to signing the Convention 
on Biological Diversity (CBD) at the 1992 Rio Earth Summit. 
The plan sets out a programme for conserving the UK’s 
biodiversity, at national and local levels. The Suffolk Local 
Biodiversity Action Plan (Suffolk LBAP) is applicable for the 
county of Suffolk. 
 

 Biodiversity Net Gain The National Planning Policy Framework requires net gains 
for biodiversity to be sought through planning policies and 
decisions. Developers must comply with the 2021 
Environment Act and any pertaining Regulations. 
Biodiversity net gain delivers measurable improvements for 
biodiversity by creating or enhancing habitats in association 
with development. Biodiversity net gain can be achieved on-
site, off-site or through a combination of on-site and off-site 
measures.  
 

 Blue Corridors Refers to rivers and other waterbodies. These routes may be 
used for swimming, canoeing and other water-based 
activities, whether for leisure purposes or travel, and 
provide opportunities for wildlife migration and movement. 
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Abbreviation Term in full Definition 
 

BfL 12 Building for Life 12 Building for Life 12, now superseded by Building for a 
Healthy Life, is a partnership between several national 
agencies, which sets standard for well-designed homes 
and neighbourhoods. It is led by Homes England, NHS 
England and NHS Improvement.  
 
 

BREEAM Building Research 
Establishment 
Environmental 
Assessment 
Method 
 

A tool that allows the owners, users and designers of 
buildings to review and improve environmental 
performance throughout the life of a building. 

BID Business 
Improvement 
District 
 
 
 
Brownfield Sites 
 
Brownfield Land 
Register  
 

A public-private partnership in which businesses in a 
defined area elect to pay an additional tax in order to 
fund improvements to the    district's public realm and 
trading environment. In Ipswich the BID is called 
‘Ipswich Central’. 
 
Development sites on previously developed land. 
 
A Register of previously developed land considered to 
be appropriate for residential development, having 
regard to criteria in the Town and Country Planning 
(Brownfield Land Registers) Regulations 2017.  
 

CRed Carbon Reduction Community Carbon Reduction Project is based in the 
East of England and is addressing the biggest 
environmental challenge of Climate Change. CRed is 
building a community of partners who are deciding how 
they want to cut their emissions of carbon dioxide 
(CO2) to meet a target of 60% reduction by 2025. 
 

 Circular 
 

A Government publication setting out policy 
approaches. 

   
CABE Commission for 

Architecture and 
the Built 
Environment 
 

CABE was until 31st March 2011 a statutory body 
sponsored by the Government. On 1st April 2011 it was 
merged with the Design Council, to become an advisor on 
design in business innovation and the built environment. 

CIL Community 
Infrastructure Levy 

Local authorities will be empowered to set a charge for 
most developments, through a simple formula related 
to the scale and type of scheme. The proceeds of the 
levy must be spent on local and sub-regional 
infrastructure to support the development of the area. 
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Abbreviation Term in full Definition 
 

 Community 
Strategy 

Strategy for promoting the economic, environmental 
and social well-being of the area and contributing to the 
achievement of Borough wide sustainable 
development. 
 

 Comparison 
Shopping 

Comparison retailing is the provision of items not 
obtained on a frequent basis. These include clothing, 
footwear, household and recreational goods. 
 

 Convenience 
Shopping 

Convenience retailing is the provision of everyday 
essential items, including food, drinks, 
newspapers/magazines and confectionery. 
 

 Conservation  
Area 

Defined areas within a local planning authority that 
are considered to be of special architectural or historic 
interest, the character and appearance of which it is 
desirable to preserve or enhance.  Conservation area 
designation introduces a general control over the 
demolition of unlisted buildings and provides a basis 
for the conservation of those aspects of character or 
appearance (including landscape and public spaces) 
that define the area’s special interest. That special 
character could include elements such as the historic 
layout of roads, paths and boundaries and 
characteristic building and paving materials. All the 
features within the area, listed or otherwise, are 
recognised as part of its character. Specific permission 
is required for any works to trees located in 
conservation areas. Conservation areas are identified 
in the National Planning Policy Framework as 
designated heritage assets. 
 

 Curtilage The area normally within the boundaries of a property 
surrounding the main building and used in connection 
with it. 
  

 Density of 
Residential 
Development 

High density refers to new housing development of at 
least 90 dwellings per hectare (dph). Medium density 
refers to new housing development of at least 40 dph. 
Low density refers to new housing development of at 
least 35 dph). 
 

 Development Brief Document providing detailed information to guide 
developers on the type of development, design and 
layout constraints and other requirements for a 
particular, usually substantial, site. 
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Abbreviation Term in full Definition 
 
 

 Development Plan Documents setting out the policies and proposals for 
the development and use of land and buildings.  
 

DPD Development Plan 
Document 

A local development document in the Local Plan which 
forms part of the statutory development plan. The Core 
Strategy and Policies Review and the Site Allocations and 
Policies (incorporating IP-One Action Plan) Review are 
DPDs. 
 

DEAP 
 

Destination 
Equipped Area for 
Play 
 

Provides a wide range of play equipment, including 
‘water play’, and as such tends to draw people from a 
wide catchment area. 

 Digital Infrastructure  
 
 
 
 
Edge of Centre  
 
 
 
 
 
 
 
 
 
 
European Sites 
 

The entire spectrum of network, computer, and 
storage functions required for the successful delivery 
of applications and services in a mobile, digital 
economy. 
 
For retail purposes it is a location that is well 
connected to and within easy walking distance (up to 
300 metres) of the primary shopping area. 
 
For all other town centre uses, it is likely to be within 
300m of a town centre boundary. 
 
For office uses, it may also mean outside the town 
centre but within 500m of a public transport 
interchange, within the urban area. 
 
This includes Special Areas of Conservation and Special 
Protection Areas and is defined in Regulation 8 of the 
Conservation of Habitats and Species Regulations 2017 
(as amended). 
 

 First Homes First Homes are a specific kind of discounted market 
sale housing which meets the definition of ‘affordable 
housing’ for planning purposes. First Homes must be 
discounted by a minimum of 30% against the market 
value and are sold to a person or persons meeting the 
First Homes eligibility criteria, including meeting the 
government’s definition of a first-time buyer. On their 
first sale, First Homes will have a restriction registered 
on the title at HM Land Registry to ensure this discount 
is passed on at each subsequent title transfer. After the 
discount has been applied, the first sale must be at a 
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Abbreviation Term in full Definition 
 
price no higher than £250,000. First Homes are the 
government’s preferred discounted market tenure 
and should account for at least 25% of all affordable 
housing units delivered by developers through 
planning obligations. 
 

 Geodiversity The variety of rocks, fossils, minerals, landforms and 
soils along with the natural processes that shape the 
landscape. 
 

 Green Corridors River and canal banks, cycle ways, and rights of way. 
These linear routes may be used for walking, cycling or 
horse riding, whether for leisure purposes or travel, 
and provide opportunities for wildlife migration and 
movement. 
 

 Green Infrastructure Sub regional network of protected sites, nature 
reserves, green spaces and greenway linkages, including 
river corridors and flood plains, migration routes and 
features of the landscape, which are important as 
wildlife corridors. 
 

 Green Roof The term to describe both intensive ornamental roof 
gardens and extensive roofs with more naturalistic 
plantings or self-established vegetation, which can 
provide a habitat for biodiversity. 
 

 Greenways Project 
 
 
Gypsies and 
Travellers 
 
 
 
 
 
 
 
 
 
 
  
 
 
 

Countryside Management Project for Ipswich and the 
surrounding area. 
 
Persons of nomadic habit of life whatever their race or 
origin, including such persons who on grounds only of 
their own or their family’s or dependants’ educational 
or health needs or old age have ceased to travel 
temporarily, but excluding members of an organised 
group of travelling showpeople or circus people 
travelling together as such. In determining whether 
persons are ‘gypsies and travellers’ for the purposes 
of Policy CS11, consideration should be given to the 
following issues amongst other relevant matters: a) 
whether they previously led a nomadic habit of life, b) 
the reasons for ceasing their nomadic habit of life, and 
c) whether there is an intention of living a nomadic 
habit of life in the future, and if so, how soon and in 
what circumstances. 
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Abbreviation Term in full Definition 
 

Heritage Impact 
Assessment 
 
Housing Market 
Area 

An assessment of the impact upon the historic 
environment caused by a proposed development. 
 
A geographical area defined by household demand 
and preferences for all types of housing, reflecting the 
key functional linkages between places where people 
live and work. 
 

 IP-One Central part of Ipswich including the Town Centre, the 
Waterfront, Portman Quarter and the Education 
Quarter. 
 

 Ipswich Standard 'Driving up the quality of all our homes and common 
areas so they are fit for purpose and fit for the future.' This 
standard is applied to all housing owned by Ipswich 
Borough Council. It includes energy efficiency measures 
such as efficient combi boilers, double glazing and 
insulation. 
 

 Key Diagram The key diagram illustrates the spatial strategy set out 
in the DPD and may show links and relationships with 
other strategies and neighbouring authorities. 
 

 Key Worker 
 
 
 
 
Landmark Building 

The Government’s definition of key workers includes 
those groups eligible for the Key Worker Living 
Programme and others employed within the public sector 
(i.e. outside of this programme). 
 
 A building which is distinctive in its design and 
appearance which has the potential to improve 
wayfinding through its landmark quality. It should be 
noted that a landmark building need not necessarily be 
tall and/or overscaled. A careful, bespoke design 
respecting the scale of adjacent residential buildings 
could still provide a building of distinctive landmark 
quality. 
 

 Legibility The ease to which a development or built up area can be 
navigated by both residents and visitors. 
 

 Listed Building A building or structure designated by the Secretary of 
State for the Department of Culture, Digital Media, and 
Sport as being of special architectural or historical 
interest. 
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Abbreviation Term in full Definition 
 

LDD 
 
 
 
 
LEP 

Local Development 
Document 
 
 
 
Local Enterprise 
Partnership 
 

A general term for a document in the Local Plan. It 
includes the Core Strategy and Policies and other 
development plan documents, and supplementary 
planning documents. 
 
A body, designated by the Secretary of State for 
Levelling Up, Housing and Communities, established for 
the purpose of creating or improving the conditions for 
economic growth in an area. 
 

LEAP 
 

Local Equipped Area 
for Play 
 

Characteristics include five types of equipment and a 
small games area. 

LNR Local Nature 
Reserve 

Sites of special natural interest which are designated 
under the National Parks and Access to the 
Countryside Act 1949. 
 

LPA Local Planning 
Authority 

The Local Authority that is empowered by law to 
exercise planning functions. Normally this is the 
Borough or District Council. 
 

LSP Local Strategic 
Partnership 

A local strategic partnership is a partnership of 
stakeholders who develop ways of involving local 
people in shaping the future of their neighbourhood in 
how services are provided. They are often single, multi-
agency bodies, which aim to bring together locally the 
public, private, community and voluntary sectors. 
 

 
 
 
 
 
NPPF 
 

Mixed Use 
Development 
 
 
 
National Planning 
Policy Framework 
 

A well integrated mix of land uses (retail, employment, 
leisure and other service uses) with decent homes of 
different types and tenures to support a range of 
household sizes, ages and incomes. 
 
This document sets out the Government’s planning 
policies for England and how these are expected to be 
applied. It provides a framework within which local 
and neighbourhood plans can be produced. 
 

NEAP 
 

Neighbourhood 
Equipped Area for 
Play 
 
Non-designated 
Heritage Asset 
 

Characteristics include eight types of equipment and 
opportunities for ball games or wheeled activities. 
 
 
A heritage asset that has not been included on any 
national list. 
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Abbreviation Term in full Definition 
 

 Open Space, 
Sport, and 
Recreation 
Facilities 
 

These are shown in Table 9 of Appendix 3. 

 Out of Centre 
 
 
 
Objectively 
Assessed Need 

In retailing terms, a location that is not in or on the 
edge of a centre but not necessarily outside the urban 
area. 
 
An assessment of the amount of new housing, jobs, 
employment land, retail floorspace and other uses that 
are likely to be needed within the Borough. 
 

 Passive House 
 

A passive house (or Passivhaus) uses the principles of 
high levels of insulation, avoiding all cold bridging, very 
good air tightness, and maximising solar gains in an 
attempt to reduce annual heat demands so that 
mechanical ventilation and heat recovery systems can 
be utilised for heating homes, rather than 
conventional heating systems, which can be omitted. 
 

 Place Shaping 'Place shaping' is the name the government gives to 
the role that local authorities have in leading their 
communities, creating prosperity and fostering local 
identity and civic pride. It involves working with the 
local public, voluntary, community and private sectors to 
develop coordinated strategies to tackle the area's 
problems, needs and ambitions. 
 

 Planning Application An application for permission from the local planning 
authority to commence building work or change of use 
of buildings. 
 

 Planning Permission Approval required for the development of land from 
the local planning authority. 
 
 

PPG Planning Practice 
Guidance  

Government guidance on a range of planning issues such 
as housing, transport, conservation etc.  This sits alongside 
national planning policy contained in the National 
Planning Policy Framework. 
 

PPS 
 
 
 

Planning Policy 
Statement 
 
 

Government documents that were replacing PPGs and 
were designed to separate policy from wider guidance 
issues. These have been replaced by the NPPF. 
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Abbreviation Term in full Definition 
 

 
 

Policies Map An obligatory component of a Local Plan showing the 
location of proposals in the Plan on an Ordnance Survey 
base map for new development plan documents. These 
were previously referred to as a Proposals Map. 
 

PDL Previously 
Developed Land 

It is land that is or was occupied by a permanent 
structure, including the curtilage of the developed 
land and any associated fixed surface infrastructure. 
 

 Primary Shopping 
Zone  

The Primary Shopping Zone is a group of shops within 
the Primary Shopping Area which collectively form the 
core of the Central Shopping Area. This group is likely 
to include the highest proportion of retail uses. 
 

 Primary Shopping 
Area 
 
 
Proposals Map 

Defined area where retail development is 
concentrated, comprising the Primary and Secondary 
Shopping Zones. 
 
The Government now refers to Proposals Maps as 
Policies Maps (see separate entry). 
 

 Public Examination The process by which Government appointed 
independent Planning Inspectors publicly examine the 
soundness and legality of a DPD taking account of any 
representations made against it before issuing a report 
on whether the DPD can be adopted by the local 
planning authority for planning purposes. 
 

 Ramsar Site Wetlands of global importance listed under the 
Convention on Wetlands of International Importance 
(signed in Ramsar, Iran). 
 

 
 

Regeneration Urban regeneration is the attempt to reverse decline 
by both improving the physical structure, and the 
economy of those areas. In all regeneration 
programmes, public money is used as an attempt to 
pump prime private investment into an area. 
 

   
RIGS Regionally 

important 
geological or 
geomorphological 
site 
 

Sites identified for their geological or 
geomorphological interest according to certain 
criteria. They are protected through the statutory 
development plan. 
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Abbreviation Term in full Definition 
 

 Registered Parks 
and Gardens 
 

Gardens and other land considered to be of special 
historic interest and included on the Register of Parks 
and Gardens under the Historic Buildings and Ancient 
Monuments Act, 1953. The majority of sites registered 
are, or were originally, the grounds of private houses, 
but public parks and cemeteries are also important 
categories.  Sites are graded I, II* or II along the same 
lines as listed buildings. The Register is held by Historic 
England and the List Entry details for all parks and 
gardens can be viewed online on the National 
Heritage List for England and appear on the Suffolk 
Historic Environment Record. Registered parks and 
gardens are identified in the National Planning Policy 
Framework as designated heritage assets. 
 

 Retail Zones A term given to areas within the Town Centre where 
shopping is the primary function. The number of shops 
is used to calculate the percentage of retail uses within the 
Core Strategy and Policies Review DPD.  The exact extent of 
groups is defined in Appendix 6. 
 

 Scheduled 
Monument 
 

A nationally important historic building or 
archaeological site that is included in the Schedule of 
Monuments kept by the Secretary of State for Culture, 
Digital Media and Sport and protected under the 
Ancient Monuments and Archaeological Areas Act 
1979. Scheduled monuments are identified in the 
National Planning Policy Framework as designated 
heritage assets of the highest significance. The 
Schedule can be viewed online on the National 
Heritage List for England, physically inspected at the 
Historic England Archive in Swindon and appear on the 
Suffolk Historic Environment Record. 
 

SMC 
 

Scheduled 
Monument 
Consent 
 

Monument Consent is a legal requirement under 
Ancient Monuments and Archaeological Areas Act 
1979 (as amended) for any works which might affect a 
monument either above or below ground level. It is 
granted by the Secretary of State for Culture, Digital 
Media and Sport, on advice from Historic England, 
who administer the SMC application process on behalf 
of the SoS. The types of works that require SMC are 
specified under Section 2 of the 1979 Act. SMC is 
required regardless of whether or not planning 
permission is needed or has been obtained. It cannot 
be given retrospectively and undertaking works 
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Abbreviation Term in full Definition 
 
before consent has been given is a criminal offence.  
Metal detecting or geophysical survey on a scheduled 
monument is also illegal without a licence from 
Historic England. 
 

 Secondary Shopping 
Zone 
 
 
 
Self-build and 
Custom-build 
Housing 

Secondary Shopping Zones are groups of shops within 
a defined shopping centre (e.g. the Central Shopping 
Area) where there is more opportunity for a diversity of 
uses than in the Primary Shopping Zone. 
 
Housing built by an individual, a group of individuals, or 
persons working with or for them, to be occupied by 
that individual. Such housing can be either market or 
affordable housing. A legal definition, for the purpose 
of applying the Self-build and Custom Housebuilding 
Act 2015 (as amended), is contained in section 1(A1) 
and (A2) of that Act. 
 

SSSI Site of Special 
Scientific Interest 

An area of land designated by Natural England, which is 
of special interest at a national level due to its flora, 
fauna, or geological or physiographical features. 
 

 Soundness Soundness is defined through paragraph 35 of the 
NPPF. It means:  
 
a) Positively prepared – providing a strategy which, as 
a minimum, seeks to meet the area’s objectively 
assessed needs; and is informed by agreements with 
other authorities, so that unmet need from 
neighbouring areas is accommodated where it is 
practical to do so and is consistent with achieving 
sustainable development; 
 
b) Justified – an appropriate strategy, taking into 
account the reasonable alternatives, and based on 
proportionate evidence; 
 
c) Effective – deliverable over the plan period, and 
based on effective joint working on cross-boundary 
strategic matters that have been dealt with rather than 
deferred, as evidenced by the statement of common 
ground; and 
 
d) Consistent with national policy – enabling the 
delivery of sustainable development in accordance 
with the policies in this Framework. 
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Abbreviation Term in full Definition 
 
 

 Spatial Planning Spatial planning goes beyond traditional land use 
planning to bring together and integrate policies for 
the development and use of land with other policies 
and programmes which influence the nature of places 
and how they function. This will include policies which 
can impact on land use, for example, by influencing the 
demands on or needs for development, but which are 
not capable of being delivered solely or mainly through 
the granting of planning permission and may be 
delivered through other means.  
 

SAC Special Area of 
Conservation 

Sites of European importance for nature conservation 
designated under the Conservation of Natural Habitats 
and Wild Flora and Fauna Directive. 
 

SPA Special Protection 
Area 

Sites of European importance for nature conservation 
designated under the Conservation of Wild Birds 
Directive. 
 

 Specialist Shopping 
Zone 

Specialist Shopping Zones are defined areas where 
there are groups of shops and other uses within a 
defined shopping centre (e.g.  where there is the greatest 
diversity of uses, particularly including food and drink 
uses, alongside clusters of specialist retailers). 
 

SCI Statement of 
Community 
Involvement 

A document which sets out the standards to be 
achieved in involving the community and other 
stakeholders in the preparation, alteration and review 
of local development documents and in significant 
development management decisions. 
 

SEA Strategic 
Environmental 
Assessment 

A Strategic Environmental Assessment is a generic 
term used to describe environmental assessment as 
applied to policies, plans and programmes. The 
European SEA Directive (2001/42/EC) requires a formal 
environmental assessment of certain plans and 
programmes, including those in the field of planning 
and land use. The Directive was transposed into English 
legislation by the Environmental Assessment of Plans 
and Programmes Regulations 2004. 
 

SANGs Suitable Alternative 
Natural 
Greenspaces 

The name given to greenspace that is of a quality and 
type suitable to be used as mitigation to offset the 
impact of new development. 
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Abbreviation Term in full Definition 
 

Submission The stage of preparation of a development plan 
document covered by Regulation 22 of the Town and 
Country Planning (Local Planning) (England) 
Regulations 2012. It involves submitting a development 
plan document to the Secretary of State. 
 

SPD Supplementary 
Planning 
Document 

A local development document that provides further 
detail of policies in the development plan documents or 
of saved Local Plan policies. They do not have 
development plan status. 
 

SPG Supplementary 
Planning Guidance 

Providing additional guidance expanding policies in a 
Local Plan. SPGs will remain relevant where they are 
linked to saved policies but will ultimately be replaced by 
supplementary planning documents. 
 

SuDS 
 

Sustainable 
Drainage Systems 
 

A sequence of management practices and control 
structures designed to drain water in a more 
sustainable manner than some conventional 
techniques. Typically, these are used to attenuate and 
treat run-off from development sites. 
 

SA Sustainability 
Appraisal 

Identifies and evaluates social, environmental and 
economic effects of strategies and policies in a local 
development document from the outset of the 
preparation process. It incorporates the requirements 
of the Strategic Environmental Assessment (SEA) 
Directive. 
 

 Sustainable 
Development 

Development that meets the needs of the present 
without compromising the ability of future generations 
to meet their own needs. 
 

 Town Centre Uses Town centre uses are defined in the National Planning 
Policy Framework (NPPF) and include retail, leisure, 
entertainment, intensive sport and recreation, offices, 
arts, culture and tourism uses. 
 

 Tests of Soundness 
 
 
 
 
 
 
 

Statutory development plan documents are subject to 
an Examination by an Inspector appointed by the 
Secretary of State. The purpose of the Examination is 
to assess whether the document is 'sound' (see 
definition of ‘soundness’). This means that those who 
wish to make a representation seeking a change to the 
document will need to show how that document is 
unsound and what needs to be done to make it sound. 



 

255 

Abbreviation Term in full Definition 
 

 
 
 
 

In order to assess this, the Inspector will assess the 
document against certain 'Tests of Soundness'. The 
purpose is to ensure that the whole plan is 'sound' in 
relation to all the legal and policy criteria it has to meet. 
 

 Travel Plans Travel Plans are long term management strategies for 
integrating proposals for sustainable travel into 
planning. The primary purpose of a Travel Plan is to 
identify opportunities for the effective promotion and 
delivery of sustainable transport initiatives e.g. walking, 
cycling, public transport and tele-commuting, in 
connection with both proposed and existing 
developments. 
 

 Travelling 
Showpeople 

Members of a group organised for the purposes of 
holding fairs, circuses or shows (whether or not 
travelling together as such). This includes such persons 
who on the grounds of their own or their family’s or 
dependants’ more localised pattern of trading, 
educational or health needs or old age have ceased to 
travel temporarily, but excludes Gypsies and Travellers 
as defined above. 
 

 Urban Fringe Predominantly open land on the edge of an existing 
urban area. 
 

 Use Classes Order The Town and Country Planning (Use Classes) Order 
1987 and subsequent amendments. 
Uses are defined as follows: 
B2 General industrial 
B8 Storage or distribution 
C1 Hotels 
C2 Residential Institutions 
C2A Secure Residential Institutions 
C3 Dwellinghouses 
C4 Houses in multiple occupation 
 
E(a) Display or retail sale of goods, other than hot food 
E(b) Sale of food and drink for consumption (mostly) on 
the premises 
E(c) Provision of: 

E(c)(i) Financial services, 
E(c)(ii) Professional services (other than health 
or medical services), or 
E(c)(iii) Other appropriate services in a 
commercial, business or service locality 
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E(d) Indoor sport, recreation or fitness (not involving 
motorised vehicles or firearms) 
E(e) Provision of medical or health services (except the 
use of premises attached to the residence of the 
consultant or practitioner) 
E(f) Creche, day nursery or day centre (not including a 
residential use) 
E(g) Uses which can be carried out in a residential area 
without detriment to its amenity: 

E(g)(i) Offices to carry out any operational or 
administrative functions, 
E(g)(ii) Research and development of products 
or processes, 
E(g)(iii) Industrial processes 
 

F1 Learning and non-residential institutions – Use (not 
including residential use) defined in 7 parts: 

F1(a) Provision of education 
F1(b) Display of works of art (otherwise than for 
sale or hire) 
F1(c) Museums 
F1(d) Public libraries or public reading rooms 
F1(e) Public halls or exhibition halls 
F1(f) Public worship or religious instruction (or 
in connection with such use) 
F1(g) Law courts 
 

F2 Local community – Use as defined in 4 parts: 
F2(a) Shops (mostly) selling essential goods, 
including food, where the shop’s premises do 
not exceed 280 square metres and there is no 
other such facility within 1000 metres 
F2(b) Halls or meeting places for the principal 
use of the local community 
F2(c) Areas or places for outdoor sport or 
recreation (not involving motorised vehicles or 
firearms) 
F2(d) Indoor or outdoor swimming pools or 
skating rinks 
 

Sui generis - uses not covered by the above including 
theatres, petrol filling stations, amusement centres, 
launderettes and taxi businesses. 
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APPENDIX 5 MARKETING REQUIREMENT EVIDENCE TO DEMONSTRATE UNVIABILITY OF A 
COMMUNITY/TOURISM/ARTS OR CULTURAL USE 
 

Introduction 
 
1. This Strategy sets out the marketing exercise, which should be carried out prior to considering a 

change of use or redevelopment of a site in Ipswich.  
 
2. The marketing approach would form a key part of any planning application for a change of use or 

redevelopment and ensure that the viability of the existing use has been fully considered. 
 
3. This Strategy forms a part of the Ipswich Local Plan Review 2018-2036 and is cross-referenced in 

Polices DM24 (Protection and Provision of Community Facilities), DM30 (District and Local Centres) 
and DM33 (Protection of Employment Land). 

 
The Strategy 
 
4. Developers are advised to discuss marketing arrangements prior to advertising, to ensure there is a 

clear strategy and that it meets Council expectations and avoids delays in the planning process (e.g. 
having to repeat the process). 

 
5. This exercise should take all reasonable steps to actively market the site and should consider a number 

of methods such as site notices, promotion through a land or estate agent, and advertisement in an 
estates gazette, or through websites and information of all methods used should be provided to the 
Council. The level of marketing of the site must be proportionate to the type and availability of the 
facility/ use that is being marketed. For example a commercial property should be published by an 
agent with expertise in marketing commercial uses and marketed at a geographical area (local, 
regional and/or national) based on the prevalence of this type of use/ facility (e.g. the more unique 
the existing use/ facility, the more widely it should be marketed). 

 
6. As part of the above steps, the Council will expect a for sale/for rent signboard to be erected on the 

exterior of the property for the duration of the marketing exercise with dated photographs provided 
as supporting evidence. 

 
7. Marketing particulars should include the following:  
 

• internal and external photographs; 

• location of the site; 

• description of the property marketed; 

• terms of lease; 

• guide price/rent; 

• current planning status; 

• services and utilities; 

• Energy Performance Certificate; 

• rateable value and business rates; 

• VAT status; 

• legal and professional costs; 

• viewing arrangements; and 
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• contact information for the agent. 
 
8. All contact received enquiring about the site should be logged accordingly and monitored. Details of 

all approaches and offers should be provided to the Council together with full reasons as to why any 
offer has not been accepted. The Council will require a schedule stating the origin of any enquiry.  

 
9. The site must be marketed at a price consistent with market value for its current use following 

independent valuation (funded by the developer) by a professional Royal Institution of Chartered 
Surveyors (RICS) valuer with expertise in the relevant use and who is not engaged to market the 
property.  The site must be marketed for the existing or most-recent use and not under a generic ‘all 
options’ use. 

 
10. Details should be provided to the Council of the company/person who undertook the marketing 

exercise.  
 
Outcomes 
 
11. If after 12 months of marketing the site, there has been no success in selling or letting the site, a report 

on the full marketing process should be prepared and submitted with a planning application for 
redevelopment or change of use. 

 
12.  This marketing report should contain the following: 
 

• the original marketing strategy and evidence that it was delivered; 

• the duration and dates of the marketing campaign; 

• a full record of enquiries which were received during the course of the campaign. This should 
record the date of the enquiry, details of the enquiry, if the property was inspected and why 
the enquiry was unsuccessful. If any offers were rejected, the grounds on which these were 
rejected should be provided; and 

• if a lack of interest was received, evidence should be provided of alternative approaches used 
to aim to increase interest. 
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APPENDIX 6 – MAP 4 DM27 CENTRAL SHOPPING AREA MAP 
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APPENDIX 7 HERITAGE STATEMENT GUIDANCE  
 
A heritage statement (often called a heritage impact statement or heritage assessment) should include 
the following: 
 

a) Identify and describe all the heritage assets that may be affected by the proposed 
development, with an assessment of their heritage significance. The description should 
normally go beyond simply quoting published material such as a list description or Historic 
Environment Record (HER) entry, because it should enable the reader to understand the 
context of the proposals being assessed in the next section. Significance may not always be 
clear from list descriptions or HER entries. Close inspection of a building or site often reveals 
features previously unrecorded, and which sometimes fundamentally alter our 
understanding of a heritage asset. 
 

b) Assessment of impact – this describes the impact of the proposed development, and how it 
will alter or affect the heritage asset(s) and the setting. Questions to bear in mind while 
writing this section may include some or all of the following: 
 
a) Does the statement sufficiently explain why the proposals are necessary or desirable? 
b) Does the proposal affect any views looking away from or towards the asset? 
c) If any historic fabric is to be removed or altered, is its significance properly understood 

and explained in the document? 
d) Are the design details of any proposed new work clearly described in the Statement, to 

make up for any shortcomings in the submitted plans? 
e)  Has a variety of options been considered and why was this option chosen? 
f) Are the works reversible in whole or in part? 
g) If the proposed works will result in any harm, is the harm offset or outweighed by any 

public benefits? 
 

c) A mitigation strategy may be necessary. Sometimes, the mitigation of any adverse effects will 
have been worked through and resolved by amending or evolving the plans prior to 
submission, or there may be no mitigation measures necessary (e.g. when the intention of 
the works is solely to improve, repair or restore). However, for some categories of work it will 
be necessary to include a mitigation strategy that addresses the perceived impacts of the 
proposed development on the significance of the historic asset. This might include 
modification or explanation of methods and materials, incorporation of planting or hard 
landscaping schemes, or a scheme of archaeological or architectural investigation and 
recording. A mitigation strategy may be evolved or modified between the applicant and the 
Borough Council.  
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APPENDIX 8: HOUSING TRAJECTORY APRIL 2020 
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IP003   Allocation 
(SP37) 

Waste Tip & 
Employment Area 
IP1 2DW (north of Sir 
Alf Ramsey Way) 

 B 1.41 0 114 114 0                         25 30 34 25 114 

IP004 UC004 Allocation 
(SP38) 

Bus depot, Sir Alf 
Ramsey Way IP1 
2DP 

 B 1.07 0 48 48 0                     24 24         48 

IP005 16/00969 Full - 
approved 
(SP3) 

Former Tooks 
Bakery, 731 Old 
Norwich Road 

 B 1.98 0 60 60 0 60                               60 

IP009 UC009 Allocation 
(SP2) 

Victoria Nurseries, 1 
Kettlebaston Way 
IP4 2XX 

 B 0.39 0 12 12 0             12                   12 

IP010a UC010 
part a 

Allocation 
(SP10) 

Former Co-op Depot, 
Derby Road & Hines 
Road 

 B 2.22 0 75 75 0       
 

        25 25 25           75 

IP010b UC010 
part b 

Allocation 
(SP10) 

Felixstowe Road 
(237 to 297) 

 B 2.79 0 62 62 0             
 

    31 31           62 

IP011a UC011 
part 

Allocation 
(SP26) 

Former Gym and 
Trim Health Club, 
Lower Orwell Street 
IP4 1BU 

 B 0.16 0 18 18 0   
 

        18                   18 

IP011b UC011 
part 

Allocation 
(SP26) 

Eastern Counties 
Bus Depot, 
Foundation Street 
IP4 1BQ and 6 Smart 
Street IP4 1BP 

 B 0.62 0 56 56 0                       28 28       56 
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IP011c UC011 
part 

Allocation 
(SP26) 

Car Park, Smart 
Street 

 B 0.08 0 7 7 0                 7               7 

IP012 UC012 Allocation 
(SP26) 

52 to 60 Grimwade 
Street IP4 1LP & 
Portia House Star 
Lane IP4 1JN 
(Peter's Ice Cream) 

 B 0.32 0 35 35 0             35                   35 

IP014   Allocation 
(SP26) 

92 - 94 and Hope 
Church, 114 Fore 
Hamlet IP3 8AF 

 B 0.21 0 25 25 25       25                         25 

IP015 UC015 Allocation 
(SP39) 

Car Park, West End 
Road 

 B 1.22 0 67 67 0                 25 30 12           67 

IP031a UC032 Allocation 
(SP26) 

Car Park, Burrell 
Road 

 B 0.44 0 20 20 0                 20               20 

IP031b 19/00369 Full S106 
(SP27) 

22 Stoke Street IP2 
8BX 

 B 0.18 0 31 31 31     31                           31 

IP032 UC033 Allocation 
(SP12) 

King George V Field, 
Old Norwich Rd 

G   3.7 0 99 99 0                     33 33 33       99 

IP033 UC034 Allocation 
(SP13) 

Land at Bramford 
Road (Stocks site) 

G 2.03 0 55 55 0               27 28               55 

IP035   Allocation 
(SP40) 

Key Street/Star Lane 
(St Peter's Port) 

B  0.54 0 86 86 0               40 46               86 

IP037 UC038 Allocation 
(SP35) 

Island site B 6.02 0 421 421 0                     55 70 75 75 76 70 421 

IP039a UC040 Allocation 
(SP26) 

Land between Gower 
Street and Great 
Whip Street 

B 0.48 0 45 45 0                           22 23   45 

IP040   Allocation 
(SP41) 

Civic Centre area, 
Civic Drive 

B 0.73 0 59 59 0                   25 34 
 

        59 



 

263 

 S
it

e
 R

e
fe

re
n

c
e
 

P
la

n
n

in
g

 a
p

p
li
c

a
ti

o
n

 r
e
f.

 

S
ta

tu
s

 (
A

ll
o

c
a

ti
o

n
, 

O
u

tl
in

e
, 

R
e
s

e
rv

e
d

 M
a

tt
e

rs
, 

F
u

ll
, 

P
ri

o
r 

A
p

p
ro

v
a

l)
 

N
a
m

e
 a

n
d

 a
d

d
re

s
s

 o
f 

s
it

e
 

G
re

e
n

fi
e

ld
/B

ro
w

n
fi

e
ld

 

S
it

e
 A

re
a
 

D
w

e
ll

in
g

s
 b

u
il

t 
to

 d
a

te
 

R
e
s

id
u

a
l 
c

o
m

p
le

ti
o

n
s

 

e
x

p
e

c
te

d
 b

y
 2

0
3
6
 

T
o

ta
l 

n
u

m
b

e
r 

o
f 

d
w

e
ll

in
g

s
 

o
n

 s
it

e
 

N
o

. 
re

s
id

u
a

l 
e

x
p

e
c

te
d

 t
o

 

b
e

 c
o

m
p

le
te

d
 i

n
 5

 y
e

a
rs

 

(f
o

rm
u

la
 f

ie
ld

) 
2

0
2

0
/2

1
 (

C
u

rr
e
n

t)
 

2
0

2
1

/2
2

 (
Y

r 
1

) 

2
0

2
2

/2
3

 (
Y

r 
2

) 

2
0

2
3

/2
4

 (
Y

r 
3

) 

2
0

2
4

/2
5

 (
Y

r 
4

) 

2
0

2
5

/2
6

 (
Y

r 
5

) 

2
0

2
6

/2
7

 (
Y

r 
6

) 

2
0

2
7

/2
8

 (
Y

r 
7

) 

2
0

2
8

/2
9

 (
Y

r 
8

) 

2
0

2
9

/3
0

 (
Y

r 
9

) 

2
0

3
0

/3
1

 (
Y

r 
1
0

) 

2
0

3
1

/3
2

 (
Y

r 
1
1

) 

2
0

3
2

/3
3

 (
Y

r 
1
2

) 

2
0

3
3

/3
4

 (
Y

r 
1
3

) 

2
0

3
4

/3
5

 (
Y

r 
1
4

) 

2
0

3
5

/3
6

 (
Y

r 
1
5

) 

T
o

ta
l 

Id
e

n
ti

fi
e
d

 S
u

p
p

ly
  

IP041   Allocation 
(SP26) 

Former Police 
Station, Civic Drive 

B 0.52 0 58 58 0             20 38                 58 

IP042 15/01040/
OUT 
withdrawn 

Allocation 
(SP42) 

Land between Cliff 
Quay and Landseer 
Road 

B 2.06 0 222 222 0               74 74 74             222 

IP043 UC044 Allocation 
(SP43) 

47 Commercial 
Building, Star Lane 

B 0.7 0 50 50 0               25 25               50 

IP047 08/00953 
& 
19/00148 

Allocation 
(SP44) 

Land at Commercial 
Road  

B 3.11 0 173 173 132       44 44 44 41                   173 

IP048a UC051 Allocation 
(SP36) 

Mint Quarter (east) B 1.33 0 53 53 0                 26 27             53 

IP048b   Allocation 
(SP36) 

Mint Quarter (west) B 1.34 0 36 36 0                   36             36 

IP048c 18/00740 Prior 
Approval - 
approved 
(SP36) 

6-10 Cox Lane and 
36-46 Carr Street 
(upper floors) 

B 0.23 0 33 33 0 33                               33 

IP054a 16/01037 Full - 
approved 
(SP27) 

30 Lower Brook 
Street 

B 0.56 0 62 62 62         62                       62 

IP054b   Allocation 
(SP46) 

Land between Old 
Cattle Market and 
Star Lane 

B 1.08 0 40 40 0                     40           40 

IP059 16/01220 Outline 
(S106) 
(SP3) 

Elton Park Industrial 
Estate, Hadleigh 
Road 

B 2.97 0 103 103 68         34 34 35                   103 

IP061 UC064 Allocation 
(SP14) 

Former School Site, 
Lavenham Road 

G   0.9 0 23 23 12         
 

12 11                   23 
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IP064a   Allocation 
(SP26) 

Land between 
Holywells Road and 
Holywells Park 

B  1.2 0 66 66 0               33 33               66 

IP066 UC069 Allocation 
(SP2) 

JJ Wilson, White Elm 
Street and land to 
rear at Cavendish 
Street 

B  0.85 0 55 55 0           
 

22 33                 55 

IP067a   Allocation 
(SP2) 

Former British 
Energy site (north) 

B  0.38 0 17 17 0                           17     17 

IP074 16/01179 Full - 
expired 
(SP27) 

Land at Upper Orwell 
Street 

B  0.07 0 9 9 9       9                         9 

IP080 UC085 Allocation 
(SP26) 

240 Wherstead Road B  0.49 0 27 27 0             27                   27 

IP084a 18/01117 Full 
(S106) 
(SP27) 

County Hall, St 
Helen's Street 

B  0.32 0 40 40 40         40                       40 

IP089 UC096 Allocation 
(SP26) 

Waterworks Street B  0.31 0 23 23 0                         23       23 

IP090 17/00076 Full 
approved 

Silver Birch Care 
Home, 3 Europa Way 
(75 bed care home – 42 
equivalent dwellings*) 

B 0.45 0 42 42 0 42                42 

IP096 19/00768
/FUL 
pending 

Allocation 
(SP26) 

Car Park Handford 
Rd East  

B  0.22 0 22 22 22       22                         22 

IP098 UC111 Allocation 
(SP26) 

Transco, south of 
Patteson Road 

B  0.57 0 62 62 0             
 

      30 32         62 

IP105 UC129 Allocation 
(SP2) 

Depot, Beaconsfield 
Road 

B  0.34 0 15 15 0                   15             15 
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IP106 18/00032 
& 
19/00045 

Full - 
approved 
(SP3) 

391 Bramford Road G 0.33 0 11 11 11   11                             11 

IP109 12/00192 Full 
(S106) 
(SP3) 

The Drift, 
Woodbridge Road  

B  0.42 0 6 6 6         6                       6 

IP116a 16/00659 
19/00070
/FUL 
amends 
total to 51 

Reserved 
Matters - 
approved 
(SP3) 

Former St Clements 
Hospital, Foxhall 
Road  

B  1.7 34 17 51 5 12 5                             17 

IP116b 16/00677 Reserved 
Matters - 
approved 
(SP3) 

St Clements Hospital 
Grounds, Foxhall 
Road 

G 
& 
B  

6.6 150 29 179 0 29                               29 

IP119   Allocation 
(SP47) 

Land East of West 
End Road 

B  0.61 0 28 28 0                           28     28 

IP120b   Allocation 
(SP26) 

Land West of West 
End Road  

B  1.03 0 103 103 0                       22 39 42     103 

IP125   Allocation 
(SP2) 

Corner of Hawke 
Road and Holbrook 
Road 

B  0.25 0 15 15 15       15 
 

                      15 

IP131 18/00552 Full - 
approved 
(SP3) 

45 Milton Street B  0.27 0 9 9 9       9                         9 
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IP132 10/00343 Allocation 
(SP48) 
(Full - 
expired)  

Former St Peters 
Warehouse Site, 4 
College Street / 
Bridge Street 
(Northern Quays 
west) 

B  0.18 0 73 73 0               
 

36 37             73 

IP133 10/00418 Allocation 
(SP26) 
(Full - 
expired)  

South of Felaw 
Street 

B  0.37 0 45 45 0                   45             45 

IP135 11/00247 Allocation 
(SP2) 
(Outline - 
expired)  

112 - 116 Bramford 
Road 

B  0.17 0 19 19 0           
 

19                   19 

IP136 UC251 Allocation 
(SP49) 

Silo, College Street B  0.16 0 48 48 0                     24 24         48 

IP142 UC259 
17/00570 

Full - 
approved 
(SP27) 

Land at Duke Street B  0.39 0 44 44 44           44                     44 

IP143 17/00769 SP3 
(Outline – 
approved) 

Former Norsk Hydro 
Ltd, Sandyhill Lane 

B  4.5 0 85 85 85       40 45                       85 

IP150a 
(part) 

07/00765 
part 

Outline - 
approved 
(SP3) 

Land south of 
Ravenswood (sites 
U, V and W) 

B  2.23 0 96 96 96     50 46                         96 

IP150d   Allocation 
(SP9) 

Land south of 
Ravenswood (Sports 
Park) 

B  1.8 0 34 34 0                 34               34 

IP150e   Allocation 
(SP9) 

Land south of 
Ravenswood 

B  3.6 0 126 126 84         42 42 42                   126 
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IP161 19/00065 Full - 
approved 
(SP3) 

2 Park Road B  0.35 0 14 14 14     
 

 14                         14 

IP165 17/00795 Full - 
approved 
(SP3) 

Eastway Business 
Park, Europa Way 

B  2.08 86 8 94 0 8                               8 

IP169 15/00393 Full - 
approved 
(SP27) 

23-25 Burrell Road B  0.08 10 4 14 0 4                               4 

IP172 UC088 
08/00511 

Allocation 
(SP26) 
(Full - 
expired)  

15-19 St Margaret's 
Green 

B  0.08 0 9 9 0               9                 9 

IP188 19/00173 Full – 
approved 
(SP27) 

Websters Saleyard 
site, Dock Street 

B  0.11 0 9 9 9           9                     9 

IP200 17/00382 
also 
05/00819  
11/00432 
&  
13/00346 

Full - 
approved 
(SP27) 

Griffin Wharf, Bath 
Street 

B  4.7 131 71 202 35 36   35                           71 

IP205 02/01241 
19/00624 

Full - 
approved 
and S106 
(SP27) 

Burton's, College 
Street 

B  0.1 71 9 80 9       9                         9 

IP206 04/00313 Full - 
approved 
(SP27) 

Cranfields B  0.71 196 124 320 0 
 

          42 42 40               124 
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IP206 16/00092
/VC 

Full - 
approved 
(SP27) 

Cranfields (Mill 
House) 

B    33 10 43 0 10                               10 

IP218 15/00422 Prior 
Approval - 
approved 

31-37 St Helen's 
Street 

B  0.4 12 3 15 3           3                     3 

IP221 06/01007 Allocation 
(SP2) 
(Full - 
expired)  

Flying Horse PH, 4 
Waterford Road 

B  0.35 0 12 12 0                     12           12 

IP234 06/01176 
19/00062 

Full - 
approved 
& 
pending 

Land adjacent 30 
Gibbons Street 

B  0.03 0 2 2 2       2                         2 

IP245 18/00899 Full - 
approved 
(SP27) 

12-12a Arcade Street B  0.06 0 14 14 14     14                           14 

IP256 16/00987 Full - 
approved 
(SP3) 

Artificial Hockey 
Pitch, Ipswich Sports 
Club, Henley Road 

B  0.87 0 28 28 28       28                         28 

IP268 13/00625 Full - 
approved 

Burlington Road B  0.26 6 2 8 0 2                               2 

IP274 16/00763 Full 
(S106) 
(SP3) 

Old Norwich Road 
(rear of Maypole PH) 

G 0.39 0 11 11 11     11                           11 

IP279a 18/00470 Prior 
Approval - 
approved 
(SP27) 

Former British 
Telecom, Bibb Way 

B  0.63 0 78 78 78     78                           78 
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IP279b 
(1) 

  Allocation 
(SP26) 

North of former 
British Telecom 
offices, Bibb Way 
fronting Handford 
Road 

B  0.4 0 35 35 35       35                         35 

IP279b 
(2) 

  Allocation 
(SP26) 

South of former 
British Telecom 
offices, Bibb Way 

B  0.62 0 37 37 37        37 
 

                      37 

IP280 14/01039 
& 
17/00489
/VC 

Full – 
approved 
(SP3) 
and Full 
approved 

Phase 4 Westerfield 
House, Humber 
Doucy Lane 

B  0.03 0 7 7 7   7                             7 

IP280 14/01039 
& 
17/00489
/VC 

Full – 
approved 
(SP3) 
and Full 
approved 

Phase 5 Westerfield 
House, Humber 
Doucy Lane (38 bed 

care home – 21 
equivalent dwellings*) 

B  0.03 0 21 21 21   21                             21 

IP280 18/00526 Outline - 
approved 
(SP3) 

Care Village at 
Westerfield House, 
Humber Doucy Lane 

G 3.44 0 149 149 149       50 65 34                     149 

IP283 17/00049 Full - 
approved 
(SP27) 

25 Grimwade Street. 
Student Union Club 
and adjacent car 
park, Rope Walk  

B 0.27 0 14 14 14   
 

14                           14 

IP285 
(part) 

19/00737 Full 
approved 

Land rear of 28 - 50 
Freehold Road and 
17 Kemball Street 

G 0.16 0 5 5 5   5                             5 

IP290 17/00320 Full - 
approved 

The Great White 
Horse Hotel, 45 
Tavern Street 

B 0.02 0 6 6 0             6                   6 
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IP307   Allocation 
(SP2) 

Prince of Wales 
Drive 

B 0.27 0 15 15 15     15                           15 

IP309   Allocation 
(SP26) 

Former Bridgeward 
Social Club, 68a 
Austin Street and 
land to rear  

B 0.29 0 15 15 15         15                       15 

IP333 19/00325 Full 
approved 

Land rear of 133 to 
139 Valley Road 

G 0.49 0 7 7 7     7                           7 

IP354   Allocation 
(SP26) 

72 (Old Boatyard) 
Cullingham Road 

B 0.34 0 14 14 14       14                         14 

IP355   Allocation 
(SP26) 

77-79 Cullingham 
Road 

B 0.06 0 6 6 6       6                         6 

IP358 18/00374 Prior 
Approval – 
approved  

Saxon House, 1 
Cromwell Square 

B 0.07 0 34 34 34   34                             34 

IP360 18/00496 Prior 
Approval - 
approved 

2 Turret Lane B 0.1 0 6 6 0 6                               6 

IP361 18/00549 Prior 
Approval - 
approved 

3-4 Lower Brook 
Mews 

B 0.02 0 6 6 6   6                             6 

IP362 18/00675 
19/00901 

Prior 
Approval 
& Full – 
approved  

39 Princes Street B 0.03 0 15 15 15   15                             15 

IP363 18/00685 
19/00202 

Prior 
Approval 
& Full – 
approved  

Foundation House, 
34 Foundation Street 

B 0.1 0 14 14 0 14                               14 
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IP364 18/01063 Full - 
approved 

28-32 Museum 
Street 

B 0.03 0 9 9 0 9                               9 

IP365 18/01070 Prior 
Approval – 
approved  

15-17 Princes Street B 0.05 0 14 14 14   14                             14 

IP366 19/00028 Full - 
approved 

6 Lower Brook Street B 0.03 0 8 8 8   8                             8 

IP371 18/00160 Full - 
approved 

The Mason's Public 
House, 79 Victoria 
Street 

B 0.06 0 8 8 8   8                             8 

IP383 19/00969 Full 
approved 

Aaron House, 
Finchley Road IP4 
2HU 

B 0.17 0 6 6 6     6                           6 

IP386 19/01118 Full 
(S106) 
(SP27) 

28-50 Grimwade 
Street 

B 0.15 0 13 13 13     13                           13 

IP387 19/01119 Full 
pending 

Lockup garages and 
amenity area 
adjacent 14 
Emmanuel Close 

B 0.07 0 6 6 6   6                             6 

IP388 19/01122 Full 
pending 

Lockup garages rear 
of 70 to 84 Sheldrake 
Drive 

B 0.24 0 8 8 8   8                             8 

IP389 19/01129 Full 
approved 

Lockup garages rear 
of 32 to 40 Mallard 
Way 

B 0.18 0 6 6 6   6                             6 

IP392 19/00159 Full 
approved 

Highview Hotel, 56 
Belstead Road IP2 
8BE 

B 0.19 0 8 8 8   8                             8 
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IP394 18/00064 Full 
approved 

Henley House, 333 
Henley Road (66 bed 

care home – 37 
equivalent dwellings*) 

B 0.7 0 37 37 0 37                37 

IP180 
(part) 

16/00608 Strategic 
Develop-
ment Site 
(Outline 
approved) 

Ipswich Garden 
Suburb Phase N2a 
(Crest - North of 
Railway and east of 
Henley Road) 
20/00245/REM pending 

G 42.7 0 1,100 1,100 343     24 90 115 114 96 102 120 120 120 50 50 50 49   1,100 

IP181 14/00638 Strategic 
Develop-
ment Site 
(Outline 
approved) 

Ipswich Garden 
Suburb Phase N1a 
(CBRE - West of 
Westerfield Road & 
south of Railway Line) 

G 43.3 0 815 815 210       42 84 84 84 84 84 84 84 50 50 50 35   815 

IP182 
(part) 

  Strategic 
Develop-
ment Site 

Ipswich Garden 
Suburb Phase N3a 
(Mersea - East of 
Westerfield Road) 

G 53.1 0 924 924 126         42 84 84 84 84 84 84 84 84 84 84 42 924 

IP185, 
part 
IP182 & 
part 
IP180 

  Strategic 
Develop-
ment Site 

Ipswich Garden 
Suburb Phase N1b 
(Ipswich School), 
Phase N3b (Red 
House Farm) and 
Phase N2b (Other 
land) 

G 25.6 0 456 456 0                       72 96 96 96 96 456 

ISPA 
4.1 

  Allocation 
(ISPA4) 

Humber Doucy Lane 
adjacent to 
Tuddenham Road 

G 23.28 0 449 449 0                       53 99 99 99 99 449 

Various Various   Sites with fewer than 
5 dwellings 

G 1.5 2 48 50 41 7 16 15 10                         48 
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Various Various   Sites with fewer than 
5 dwellings 

B 3.1 0 78 78 60 18 26 26 8                         78 

Windfall     Windfall sites B   0 650 650 150       50 50 50 50 50 50 50 50 50 50 50 50 50 650 

  
          

  
    

  
    

    

Total    8,871 9,602 2,346 327 204 339 605 644 554 644 641 757 683 658 592 652 643 546 382 8,871 

 

Brownfield Total     1,431 308 172 282 413 338 226 369 344 441 395 337 250 240 264 183 145 4,707 

Greenfield Total     915 19 32 57 192 306 328 275 297 316 288 321 342 412 379 363 237 4,164 

 
* In accordance with The Planning Practice Guidance (Paragraph 68-035-20190722) residential institutions in Use Class C2 can be included in the housing land supply 
based on the amount of accommodation released in the housing market. The Council has applied a ratio of 1 dwelling per 1.8 care home bedrooms, therefore for 
every 1.8 care home bedrooms 1 housing unit will be assumed. 
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