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Matter 9g: Ipswich fringe strategic site 
 
 

Q1:  Please see response to Matter 9a. 
 
 
Q2 Response: 
 
Site selection 
 
2.1 Two Broad Locations were assessed and considered in the Babergh Ipswich 
 Fringe.  Formal and informal (officer level) consultations were carried out with 
 service providers, stakeholders and Ipswich Borough Council at the Broad 
 Locations stage in 2010. Growth in this area is tightly constrained by the A14, 
 and the rivers Gipping and Orwell (including Special Protection Areas and 
 a Ramsar site).  The Addendum to the Sustainability Appraisal Final Report 
 and Habitats Regulations Assessment (including review of Main Modifications 
 to Core Strategy), June 2012 (Core Document Ref: E07) describes the 
 background to identification of this site:   
 

“In reaching the recommended boundary definition consideration was given to 
the following criteria and assessed against potential alternatives; 
 

 Land Availability 

 Capacity/ ability to accommodate required level and character of 
development 

 Landscape / environmental constraints 

 Biodiversity/ geodiversity/ archaeological constraints 

 Agricultural land classification 

 Flood risk 

 Accessibility 

 Coalescence with other adjoining settlements” 
 

2.2 These criteria formed the basis for consideration, together with considerations 
 on the level and distribution of development as part of the overall sustainable 
 strategy for growth in the district.   
 
2.3 Alternative options for accommodating an additional 350 dwellings and land 
 for employment on land to the west of Ipswich Fringe were also considered 
 against the criteria listed above, and a pre-consultation workshop with Parish 
 Councils, Ward Members and landowner / agents representatives was held to 
 discuss these issues.  
 
2.4 The options identified are set out below in extracts from the Addendum to the 
 Sustainability Appraisal Final Report (Core Doc.E07).  Option 1 is the 
 strategic site identified in the Main Modifications in Policy CS5 and Map C: 

 
 “Option 1- Land between A14, A1214 and Hadleigh Road (A1071) 

 
 This area of land is well contained and has a number of advantages in 
 the context of the criteria considered for its suitability for development 
 in the future. It is already partly developed, is available and has the 
 potential to provide a new community (up to 350 dwellings and 
 additional employment land), around existing dwellings within walking 

http://www.babergh.gov.uk/assets/Uploads-BDC/Economy/Strategic-Planning-Policy/LDF/CoreStrategy/2012-Prop-Mods/SA-Addendum-June-2012.pdf
http://www.babergh.gov.uk/assets/Uploads-BDC/Economy/Strategic-Planning-Policy/LDF/CoreStrategy/2012-Prop-Mods/SA-Addendum-June-2012.pdf
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 distance of shops, other facilities / services, bus services and a 
 pedestrian / cycle route; and a quality business ‘gateway’ site 
 comprising 6 hectares of employment land reflecting the Suffolk One 
 sixth-form college and planned office development on the opposite 
 side of the road.  It has no particular environmental or landscape 
 constraints associated with it. 

 
 Option 2- Land North of A1071 (Hadleigh Road) - Chantry Vale 

 
 This area is significantly larger area and has more complex issues 
 associated with development. Its availability and deliverability is 
 unproven and parts of it are of high landscape quality and the area 
 includes Chantry Park which is a Registered Park and Garden. Whilst 
 there is clearly the potential and the capacity for this undeveloped, 
 largely agricultural land to make a major contribution to the green 
 infrastructure and other needs of the area, especially in providing for 
 recreation and open-space needs, this may only be able to be 
 delivered as part of a comprehensive plan for the whole area that 
 would be likely to include some development of the urban edge.  
 However, the scale and scope of this is larger than Babergh’s 
 requirements for this current plan period and an allocation in this area 
 at this stage may be premature and lead to an unacceptable 
 piecemeal approach that would be damaging to a comprehensive plan 
 for its future. For these reasons, the site is not sequentially 
 preferable.” 

 
  Summary 
 
  The sustainability appraisal of the proposed boundary definition in  
  respect of the 3 objectives for the 2 options considered at the Ipswich 
  Fringe indicates that option 1 is the preferred option. The assessment 
  indicated minimal negative impacts alongside positive impacts.  Any 
  potential negative impacts will need to be minimised through good 
  design, and a master planning approach to reflect existing site  
  characteristics and any historical of landscape considerations. Equally 
  through the provision of green infrastructure these  interests can be 
  positively managed. In the sustainability review of the 3 objectives, 
  option 2 illustrates more significant negative impacts in terms of  
  objectives 18 and 19, which is largely due to the proximity to the  
  Registered Park and Garden and a greater number of existing listed 
  buildings.  Option 1 is the preferred option in respect of the  
  sustainability  appraisal and sequentially preferable when assessed 
  against the other criteria listed above.” 
 
Availability 
 
2.5 One of the criteria listed above is land availability.  The Strategic Housing 
 Land Availability Assessment (SHLAA) showed that the site allocated is 
 available.  There were no other land parcels submitted in the wider Chantry 
 Vale area. 
 
Sustainable location 
 
2.6 The strategic site allocation occupies a discrete/self-contained parcel within a 
 wider area known as Chantry Vale.  Within this wider area the allocated site 
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 adjoins a large retail area, employment premises (Thompson and Morgan), 
 an hotel and includes a small quantity of existing residential development.  It 
 is on the main road into Ipswich from the A12/A14 junction at Copdock, and 
 modern employment development on the London Road frontage will provide a 
 ‘gateway’ to the town to compliment the Suffolk One/Sprites Lane site 
 opposite.  The site adjoins a ‘Park and Ride’ facility, and has excellent bus 
 and cycle routes into Ipswich.   
 
2.7 Whilst the London Road (A1214) frontage is to a dual carriageway a 
 pedestrian crossing is currently available at the junction with the A1071.  It is 
 accepted that development of the strategic site will need to provide improved 
 pedestrian and cycle links which may include re-
 engineering/altering/improving or providing new/alternative pedestrian and 
 cycle access across this road.   
 
2.8 Community services and facilities at Pinewood are within walking distance, a 
 large supermarket is within walking and cycling distance from the site (without 
 the need to cross the A1214), and Ipswich town centre is a short bus journey 
 from the site.     
 
Viability 
 

2.9 An Infrastructure Delivery Plan (IDP) (Core Document ref. K06) has been 
 prepared for the Core Strategy to indicate what infrastructure is required, how 
 it will be provided, who it is intended should provide it, how it might be funded, 
 and when the  infrastructure could be provided.  The following areas of 
 infrastructure are covered: 
 

 Education (schools, early years and childcare and other education provision) 

 Health 

 Emergency services 

 Utilities 

 Transport 

 Green Infrastructure 

 Community facilities (sports facilities, children’s play facilities, libraries, 
allotments) 

 Flooding  

 Waste  
 
2.10 The IDP gives a broad-brush indication of costs based on information 
 supplied by service providers and the Suffolk County Council S106 
 Developers’ Guide (Core Document ref. K14).  There are circumstances 
 pertaining to each strategic site that may mean that some of the figures are 
 over-estimates of the sum required (i.e. proximity to sixth-form education with 
 capacity to absorb estimated pupil numbers from the proposed development).   
 Equally, the IDP is not able to identify specific on-site or one-off costs that 
 may make some service area requirements more expensive than allowed for 
 by using a formula approach.  Never the less, it is useful in indicating 
 expected costs, and taken with other policy requirements, such as the 
 provision of Affordable Housing can give a broad indication of viability. 
 
2.11 Discussions have been held with a developer partnership (employment and 
 residential) on progressing this site.  The partnership has commissioned 
 studies and site investigations including highways, archaeology and 

http://www.babergh.gov.uk/assets/Uploads-BDC/Economy/Strategic-Planning-Policy/LDF/Evidence_Studies/BDC-Inf-Prog-2013.pdf
http://www.babergh.gov.uk/assets/Uploads-BDC/Economy/Strategic-Planning-Policy/LDF/Evidence_Studies/SCC-106Guide.pdf
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 biodiversity, and the results do not have any implications for viability.  As part 
 of this preliminary work discussions have taken place with Suffolk County 
 Council that have resulted in a site for a primary school and small school 
 building with early years provision being provided within the site.   A 
 masterplan is being prepared by architects, and it is understood that a draft 
 will be available before the Examination. 
 
Context for future development in the wider area 
 
2.12 Babergh is part of the Ipswich Policy Area and has worked and will continue 
 to work with neighbouring authorities in the IPA to deliver housing and 
 employment opportunities in the greater Ipswich area.  The local authorities 
 that form the IPA are at different stages with preparation and adoption of new 
 Local Plans.  Development in the wider Chantry Vale area could potentially 
 accommodate a large number of new dwellings with consequential impacts 
 on the environment, highways, other infrastructure and services.  Evidence 
 from Ipswich Borough Council’s adopted Core Strategy (Core Document Ref. 
 H17) and Suffolk Coastal District Council’s Submission Draft Core Strategy 
 and Development Management Policies (Core Document Ref. H21) indicates 
 that a strategy for development of this much larger, wider area on the edge of 
 Ipswich is premature at this stage. 
 
2.13 In the absence of a comprehensive strategy for the whole of this area (from 
 the Copdock interchange retail area to Chantry Park), development of smaller 
 parcels of land closer to the urban edge of Ipswich to meet current housing 
 and employment land requirements could be seen as: piecemeal; “urban 
 creep”; lacking in cohesion and character; remote from local services and 
 facilities; and require the provision of new infrastructure that would make 
 development of 350 dwellings and a 6 hectare employment site unviable. 
 
2.14 A comprehensive strategy does need to be developed for the future of the 
 wider area, but this should involve the local communities (Sproughton, 
 Chantry, and Pinewood) and IPA partners.  Development at this scale is not 
 required in the IPA at this time, and should be the subject of joint working as 
 part of planned reviews. 
 
2.15 Development of the strategic site would not compromise retention of the 
 Chantry Vale landscape/topographical feature and future uses (including 
 public access, open space and leisure) of the best and most attractive 
 landscape in this wider area on the fringe of Ipswich, and importantly would 
 not compromise a joint strategy for the comprehensive development of the 
 land north of the A1071 in the future.   
 
Conclusion 
 
2.16 The strategic site is in a very sustainable location, and is large enough to 
 create a new community with good public transport and cycling links close to 
 services and facilities, and deliver 21st century employment land in a 
 ‘gateway’ location.  The scale of development proposed is sufficient to meet 
 the needs of Babergh in this area.  The evidence and feedback from potential 
 developers indicate that the strategic site is viable as a discrete parcel, is 
 capable of delivery, and is appropriate now.  
 

http://www.ipswich.gov.uk/site/scripts/documents_info.php?documentID=639&pageNumber=2
http://www.suffolkcoastal.gov.uk/yourdistrict/planning/review/corestrategy/

