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EXECUTIVE SUMMARY  
 

The former British Sugar site has a suite of characteristics that together qualify it as a strategic 
employment site.  The Site’s excellent location and access to the A14, west of the Orwell 
Bridge, provide a unique position relative to the sub-regionally important gateway function of the 
area, based around the international ports of Felixstowe, Harwich and Ipswich.  In addition, the 
overall size of The Site, being some 36 ha (90 acres) consisting of developable land, and its 
local industrial/commercial land use setting ensure The Site is in an ideal location for 
commercial operations that may support or be linked to this economically important port/logistics 
market. 
 
Market demand for The Site has been expressed by existing commercial operators, servicing 
the port sector, looking to either expand or relocate within the Haven Gateway Sub-Region.  In 
addition, discussions with port operators confirm the growing pressure on land use within the 
international ports of Felixstowe and Harwich,  and when combined with the increasing demand 
for B1, B2 and B8 land this will ensure that demand for The Site continues into the future. 
 
Clearly the designation of The Site for employment use in the Babergh District Council’s Local 
Plan (EM04) is further supported by regional and national policy to retain sites such as this for 
current and future employment activities. The lack of robust market information to satisfy the 
loss of the strategic employment site on supply or demand grounds and the geographic location 
within the Ipswich Policy Area and Haven Gateway Growth Point provide indisputable evidence 
to continue the retention and safeguarding of The Site for employment uses.  
 
The proposed B8 employment use will have a low traffic impact as compared to other B1/B2 or 
residential uses and critically allows for the phased release of lands, and associated investment 
of capital, due to employment land use requirements which do not require entire up front site 
remediation and works as required in residential led schemes or in any mixed use scheme.  

In principle The Site is considered to be economically viable relative to development for 
employment uses and there is an identified market demand for these uses.  Subject to the 
provision of the employment and use, development funding (from growth area bids, or transport 
infrastructure initiatives) may be available to pump prime or assist with certain infrastructure.  
Employment options would have support from Haven Gateway Partnership (HGP) and other 
delivery authorities, particularly as the land is allocated for current and future employment use. 
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1 SECTION 1 - INTRODUCTION 

1.1 Introduction and background 

1.1.1 Royal Haskoning and partner, Carter Jonas, have been engaged to prepare a Commercial Land 
Study of the former British Sugar Factory, Ipswich (“The Site”), to determine its strategic 
importance relative to employment use and to provide a commercial evaluation of The Site 
relative to employment use.  In addition, the commission is to appraise supporting documents 
submitted as part of a planning application referred to as the “Broadmeadows” scheme, which is 
a predominantly residential led mixed used development.  

1.1.2 The Site is located to the North-West of Ipswich town centre and the Hadleigh Industrial Estate, 
See Figure 1-1 Site Map.  The Site is characterised by the fact that it has distinct boundaries, 
located in an industrial / commercial zone and of strategic importance is the immediate existing 
good quality access afforded to the A14.   

1.1.3 The Site is bounded to the north by Sproughton Road, which provides access from the A14 to 
Ipswich.  The Norwich to London mainline railway passes directly to the east of The Site, with a 
commercial zone beyond that (occupied by Morrisons supermarket and numerous other 
operators); whilst the A14 dual carriageway forms The Site’s western boundary.  To the south, 
the River Gipping forms a green boundary to the development, set within a river valley.  The Site 
extends over approximately 55ha (136 acres) with approximately 36 ha (90 acres) available for 
development and is currently occupied by disused buildings from the former British Sugar Factory 
which ceased operations in 2001. 

 

  Figure 1-1 Site Map 
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1.1.4 Although on the very edge of Ipswich, The Site lies within Babergh District Council, and as such 
is part of the area designated as the Ipswich Policy Area (also known as the Ipswich Fringe).  

1.2 Key understanding  

1.2.1 The Site is allocated for employment use in the Babergh Local Plan, through policy EM02 and 
subsequent allocation as site EM04.  

1.2.2 The quality (i.e. location, links) and availability of the total “strategic employment” land bank within 
Babergh DC, the Ipswich Policy area, Ipswich Borough Council and the Haven Gateway is 
relatively limited and requires careful examination to ensure appropriate use of The Site is 
identified and facilitated. This study seeks to confirm the “strategic” or non-strategic nature of The 
Site for employment use. It is noted and considered unquestioned that any non employment led 
scheme for The Site would need to categorically demonstrate the availability of similar 
employment land in the immediate area; Ipswich Policy Area, Babergh DC or Ipswich itself, such 
that an undesirable or unjustifiable surplus exists, in order to justify a change of use.  

1.2.3 Nearly half of all employment land within the district of Babergh is located in rural areas and 
another quarter located in inner urban areas which restricts the type of uses that sites may be 
used for (i.e. as they may generate adverse residential amenity and other impacts).  In addition, 
when linking available land to the future strategies and needs of key businesses within the area, 
such as the international ports of Felixstowe and Harwich, many sites do not fit the profile of their, 
and supporting business, site requirements.   

1.2.4 As such, a key aspect of this commercial study has been to appraise the real market interest for 
this specific site and how any particular site constraints and enabling costs may influence future 
end land use.   

1.3 Study Area Context 

1.3.1 It is considered that due to the size and location (i.e. on the border of Ipswich Borough Council 
and within Babergh District) of The Site it should be considered in a broader policy context area 
than just Babergh District Council.  Therefore, due to the overlapping policy areas and The Site’s 
potential strategic nature, this study has been undertaken with respect to the Ipswich Policy Area 
as well as the local council areas, whilst also recognising the broader context of the Haven 
Gateway Sub-Region and the emerging RSS (East of England Plan) through the Government 
Proposed Changes to the RSS. 
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2 SECTION 2 - POLICY BACKGROUND 

2.1.1 A review of the planning policy context for The Site at a national and regional through to site 
specific level is provided in the following section. This seeks to ensure that the land use decisions 
conform and meet policy targets and objectives and the nature of The Site’s importance and 
opportunity is established. The overarching planning policy framework for The Site is provided in 
Figure  2-1 below.   

 

 
Figure 2-1 Policy Framework 
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2.1.2 It must be noted that due to the enactment of the Planning and Compulsory Purchase Act 2004 
(the Act) there is a transition towards a series of development plan documents rather than a 
single Local Development Plan, and as such there will be a period of change towards complete 
adoption and material consideration of emerging policies and guidance in these documents.  

2.1.3 The Site remains an area of heightened complexity due to the inter-relationship between the 
regional and local demand for employment and housing, overlap of policy areas and the bias 
towards key centres for development and change i.e. Ipswich and its fringe and growth within the 
Haven Gateway Sub-region.  The Government’s Proposed Changes to the RSS (East of England 
Plan) re-confirms that the Ipswich Policy Area is an area of provision to meet Ipswich’s 
requirements given its relatively constrained boundary.  However, it is also stated in the above 
document and in the RSS in Policy E3 that the allocation of strategic employment sites is a LDD 
responsibility.  In this respect The Site is allocated for employment use under Babergh District 
Council’s Local Plan Policy EM02 and EM04.  

2.1.4 The following sections provide a summary of the regional, adjoining Local Authority and Babergh 
District Council Development Plans with respect to the use of The Site for commercial purposes.  
Policies are identified by the use of italic text.  

2.2 Planning Policy Statements 

2.2.1 The critical component to The Site suitability for a particular use stem from regional through to 
local demand and supply of specific land uses – in this case the prevailing options include 
continued employment use or a proposed residential led mixed use scheme. An important 
component of this study therefore is to distill and confirm the suitability and opportunity of The 
Site based on The Sites characteristics, current and future demand, and supply in the context of 
regional and local targets together with the commercial viability of The Site with the view to 
establishing a credible and real disposal package.  

2.2.2 As indicated in the Employment Land Review Guidance Note(ODPM, 2004)  “The continuing shift 
from manufacturing to service employment and the emphasis on sustainable and mixed-use 
development means that many of the sites which are most suitable for employment development 
are in or on the edge of town centres.” 

2.2.3 Planning Policy Statement 1 – Delivering Sustainable Development (PPS1) states that suitable 
locations are to be provided “for industrial, commercial, retail, public sector, tourism and leisure 
developments, so that the economy can prosper” (Sustainable Development, iii, pp 24) as part of 
the overall recognition that economic developments can deliver both environmental and social 
benefits. Similarly there is also clear  recognition that to achieve sustainable development there 
need be provision of sufficient, good quality homes (in suitable locations that reduce the need to 
travel), whether through new development or redevelopment. The first preference for new 
development (irrespective of use) is previously developed land, with an overall target of 60% to 
achieve effective re-use of available land. Importantly the current debate over employment or 
residential led schemes centres upon demand and supply at the local and regional level due to 
their in combination effect which is recognized by the Regional Spatial Strategy i.e. houses and 
jobs are the stimuli for each other.  

2.2.4 Planning Policy Statement 3 – Housing (PPS3) indicates housing provision responsibilities to 
both local and regional authorities, and in particular the need for affordable housing provision, 
based on housing capacity and demand based evidence studies. Specific roles for identifying, 
allocating and bringing forward housing sites are identified in PPS 3, with recognition that in 



 
 
 
 
 
 
 

British Sugar Site, Sproughton – Commercial Appraisal  15/05/2007 5 

extreme circumstances a withdrawal of employment sites is possible in the presence of 
demonstrable robust evidence and capacity surveys. Notably, Employment Land Review 
Guidance Note (ODPM, 2004) also highlights that the existence of such sound evidence is 
unlikely and that local planning authority delivery of a balanced employment land portfolio can be 
hampered by a range of factors including the preference to bring forward residential led schemes 
which are invariably more economically favourable. PPS3 notes that “consideration of sites 
currently allocated for industrial or commercial use for re-allocation to housing”(PPS3, Para.44)  
should be undertaken in line with Employment Land Review: Guidance Note (ODPM, 2004).  

2.2.5 The Government’s Proposed Changes to the RSS indicate that surplus employment land may be 
released for housing or other pressing development need subject to sound and robust evidence 
and that as per existing local planning policy, land that is likely to be needed (for a purpose) is to 
be safeguarded against other development pressures. The burden of proof therefore rests with 
applicants who seek to reduce/remove the employment use of The Site.  

2.3 Regional Spatial Strategy  

2.3.1 The RSS (East of England Plan) provides the regional strategy for development and planning in 
the East of England for the next fourteen years.  The RSS covers Bedfordshire, Cambridgeshire, 
Essex, Hertfordshire, Norfolk, Suffolk and the unitary local authorities of Luton, Peterborough, 
Southend and Thurrock.  Figure 2-2 overleaf illustrates the location of The Site within the context 
of the East of England Plan Districts and the Haven-Gateway Sub-region. 
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Figure 2-2 Location of The Site within the Haven Gateway Sub-Region  
and East of England Region 
 

Figure 2-2 Haven Gateway Sub-region 
Haven Gateway Locational Map, Haven Gateway Introduction, 
pic_HGP_region_map.jpg;  Retrieved 1/4/2007 from the World Wide Web :  

http://www.haven-gateway.org/about/introduction.asp 

. 
Figure 2-2 East of England Districts 
Government Office for the East of England, Proposed  
Changes to the Regional Spatial Strategy, pp146, Figure 12 

Denotes The Site 
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2.3.2 The Site lies within the Haven Gateway sub-region and is therefore also subject to 
specific Haven Gateway policies as well as the more generalized policy framework. 

2.3.3 The RSS identifies that the following objectives should be used to prioritise and inform 
decision making for Ipswich (Planning Authority): 

• “Provide for major housing growth at Colchester and Ipswich with the aim of 
securing throughout the sub-region the earliest possible move to the rates of 
delivery required to deliver the full provision in Policy H1 by 2021;” (excerpt Policy 
HG1, RSS) 

•  “Provide for 20,000 net additional dwellings in the Ipswich Policy Area, which will 
include at least 15,400 within Ipswich, the remainder to be provided on the fringes 
of Ipswich in Babergh, Mid Suffolk and Suffolk Coastal” (excerpt Policy HG1, RSS) 

• “Promoting the urban areas of Colchester and Ipswich as major centres of 
employment”(excerpt Policy HG2, RSS) 

• “Providing appropriate sites, premises and infrastructure to attract a diverse range 
of employment to the Strategic Employment Locations of Ipswich, Colchester, 
Harwich and Clacton” (excerpt Policy HG2, RSS) 

• “Measures to increase sustainable transport in the main urban areas of Colchester 
and Ipswich, and to ensure that major new developments are linked into the 
existing urban areas with sustainable access to workplaces, schools, town centres;” 
(excerpt Policy HG4, RSS) 

• Identification of Regionally Strategic Employment locations within “Haven Gateway, 
to support growth and regeneration at Colchester and Ipswich and the latter’s role 
in ICT, and development associated with port expansion at Harwich and 
Felixstowe;” (excerpt Policy E4) 

2.3.4 In particular, there is a clear designation of Ipswich as a sub-regional centre and an area 
requiring regeneration to realise its transport gateway potential and to address levels of 
deprivation through increasing employment opportunities.  Hence, the identified need to 
provide both employment and housing sites in the Ipswich Fringe and the creation of the 
Ipswich Policy Area to address the focus being placed upon Ipswich.  

2.4 Proposed Changes by Secretary of State 

2.4.1 The Secretary of State’s proposed changes to the RSS (East of England Plan) were 
published in December 2006, and together with the changes proposed by the Panel of 
Inspectors, have been the subject of public consultation until 9 March 2007.   

2.4.2 The East of England Regional Assembly’s policy stance, seeks to take account of the 
“alignment” between homes and jobs and to ensure the RSS moves towards greater 
rather than less alignment. However, it is clear that the delegation of responsibility for 
meeting employment targets, which are minimums, is down to LDD’s.  

 



 
 
 
 
 
 
 

British Sugar Site, Sproughton – Commercial Appraisal  15/05/2007 8 

2.5 Regional Planning Policies 

2.5.1 An overview of the general policies in the RSS which relate to The Site and a 
commentary on the policy are provided below.  

Table 2-1 Regional Planning Policy Summary 
Policy Site Characteristics / Relevance 

Policy SS3 Key regional centres for development 

and change seeks to centralize investment into the 

existing growth points/twenty centres including 

Ipswich.  

The Site lies within the Ipswich Fringe and as such is likely to contribute to 

or benefit from development which seeks to capitalize upon existing 

infrastructure and the potential for improvements or extensions.  

Policy SS8 Land in the Urban Fringe seeks to 

ensure development in these areas provides a link 

between the urban and countryside areas.  In 

addition the policy seeks to ensure partnership 

arrangements for effective management which 

ensure appropriate use and development which 

enhances the urban fringe. 

Babergh DC has already stated its concerns that allocation of 600 plus 

dwellings “threatens coalescence and [sic] inappropriate development in 

villages at the Ipswich Fringe within Babergh” in the Governments Proposed 

changes to the RSS. Babergh District also considers that this level of 

housing provision will be reached through uptake of other sites. 

Policy SS5 (previously SS11) Priority Areas for 

Regeneration – prioritises Ipswich as an area of 

high deprivation where structural changes (new 

jobs) and increased employment opportunities are 

one way to provide a more even spread of 

prosperity and reduce levels of deprivation. 

The Site is within the Ipswich Fringe and will therefore contribute to the 

regeneration of Ipswich through addressing both employment issues and as 

such reductions in the levels of deprivation.  

Policy ENV xx (PreviouslySS16) Achieving Quality in 

the Built Environment – requires new development 

to make efficient use of land, to achieve sound 

environmental objectives and maximize accessibility 

through a choice of transport options 

The Site is located next to the River Gipping with associated wildlife and 

nature interest along with flood designations and as such environmental 

protection and enhancement may be an important element to future 

development.  Very high level access is afforded to The Site due to its 

location next to the A14 and adjacent to the Norwich to London Rail line.  

 

Policy ENVxxx: Achieving long-term safety from 

flood risk seeks to defend existing properties and 

locate new development in areas of little or no flood 

risk.  

The Site is within Environment Agencies indicative Flood Plain which may 

restrict development.  In addition, Sustainable Urban Drainage Systems 

(SUDS)  should be employed, together with an assessment of the most 

appropriate lands to be developed to mitigate the use of flood plain and the 

risk and impact of any flood events.  

Policy E3 Approach to employment land allocation- 

clearly indicates that only where evidence can be 

supplied to demonstrate a lack of demand or 

sufficient economic land available elsewhere, to 

meet existing targets, should employment land be 

considered for alternative uses.  Ideally economic 

land is that which is within urban areas and key 

market towns, minimises commuting, has high 

transport accessibility and is already being used for 

commercial purposes (i.e. not Greenfield and not 

residential). 

Identifies The Site to be of strategic importance with few other potential 

employment land opportunities available with such distinctive site character. 

The regional supply of equivalent sites is severely limited (as indicated in 

Section 5), with only three other additional sites throughout the Region, 

however none of these sites is of sufficient size or in a location as suitable 

as The Site.  

 

Policy E4 Regionally Strategic employment locations  

seeks to ensure sufficient variety and diversity of 

employment sites to meet current and future needs. 

The policy divests responsibility for identifying 

The Site is situated with the Haven Gateway where the objectives that need 

to be met for such a “strategic employment site” include: “supporting growth 

and regeneration at Colchester and Ipswich and the latter’s role in ICT, and 

development associated with port expansion at Harwich and Felixstowe”.  In 
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specific sites, rather it identifies key objectives that 

these sites need to address.  

 

this respect commercial users have already been identified  which address 

this objectives and hence The Site satisfies a more robust criteria for 

determining a Strategic Employment Site  over and above pure quantum of 

plot.  

Policy E7 Supporting cluster development– seeks to 

ensure appropriate regional clusters are identified 

and supported to ensure co-operation, competition 

and collaboration between industries.   

The surrounding land uses are industrial and it is considered appropriate that 

The Site’s size and location could contribute to further clustering of 

employment land and therefore a greater level of industrial efficiency and 

collaboration.   In addition, an important cluster within the Haven Gateway 

sub-region is that of international port and logistics.  The Site’s size and 

location are considered to make it an ideal base for the logistics and support 

to the port trade; and indeed certain port related companies have already 

expressed interest in (part of) The Site. 

Policy T6 Strategic Road Network seeks to improve, 

manage and maintain the network according to a 

series of priorities including the efficient movement 

of freight for economic development purposes. 

The Site employment opportunities to support the international ports and 

secure off-road freight and goods movements as well as enable greater 

management of road traffic could contribute towards  reductions in delays 

and traffic hold ups along the A14 associated with the Orwell Bridge.    

Policy T10 Strategic movement of freight  seeks to 

improve the efficiency of freight and the volume with 

particular emphasis on routes to the ports, 

safeguarding existing facilities and the installation of 

at least one strategic rail freight interchange.   

The Site is located along the A14, west of the A12 junction, which allows 

easy access to the ports of both Harwich and Felixstowe.  The Site’s size is 

such that it could easily accommodate significant container storage, and 

The Site’s access to the A14 in both an east and west direction enable 

onward transportation of goods to be readily accommodated. The Site also 

has the potential to enable a viable rail connection. 

H1 Regional Housing Provision seeks to ensure a 

whole provision for the region of 505,500 additional 

dwellings. 

The Site lies within the IPA and the provisions indicated below exclude the 

IPA requirements for each fringe area within the above districts. 

• Babergh -  290 additional dwellings per annum until 2006 and then 

an average of 240 per annum until 2021. 

• Ipswich - 710 additional dwellings  per annum until 2006 and then 

an average of 1,100 per annum until 2021. 

• Mid Suffolk-  340 additional dwellings per annum until 2006 and 

then an average of 390 per annum until 2021. 

• Suffolk Coastal - 420 additional dwellings per annum until 2006 

and than an average of 330 until 2021.  (See Also Table 2-3, 

Section 2.8) 

The figures for IPA additional dwellings are indicated by values of upto a 

certain number and allow for greater dwelling provision within Ipswich but 

not the Districts themselves i.e. the 15,400 total for Ipswich is a minimum 

with the understanding that greater dwelling provision could occur in this 

area as opposed to the maximum figures for the individual IPA regions 

which are (Babergh -600, Suffolk Coastal – 3200 and Mid Suffolk – 800). In 

this respect The Site’s potential use for residential schemes should be firstly 

measured against the capacity for housing within the IPA to provide this 

number and then the Babergh DC capacity for housing and not Ipswich’s or 

the regional targets.  

 

2.5.2 The policies identified above provide a clear indication that regional planning policy 
ensures The Site conforms and meets regional criteria for a significant development site 
for a use defined as befits a site of high transport accessibility, fringe location in one of 
the key investment areas (Ipswich) and the shear quantum necessary for both an 
employment cluster or phased land assembly purpose. The Site’s strategic employment 
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importance due to size is not an issue for debate, as it meets the 10ha threshold for 
strategic employment.  Also its ability to provide employment to support the international 
port region is also clearly apparent.  

2.6 Haven Gateway Sub Region 

2.6.1 Within the RSS specific policies are identified for the Haven Gateway Sub-Region which 
includes the local authorities of Babergh, Colchester, Ipswich, Mid Suffolk, Suffolk 
Coastal and Tendering.  Regional policies for the Haven Gateway ensure that The Site 
is one to which regional significance and priority is allocated in part due to the emphasis 
upon Ipswich to deliver jobs and houses, surrounding level of deprivation, accessibility 
and size.  Specific policies and targets for this sub-region are identified below together 
with a commentary relative to their relevance to The Site. 

2.6.2 It is noted that both the direct and indirect economic benefits from employment use on 
The Site contribute to the areas identification as a Growth Point in the Haven Gateway. 
Specifically, reference is made to the support required for the international ports of 
Felixstowe and Harwich.  

Table 2-2 Sub-Regional Planning Policy Summary 
Policy Site Characteristics / Relevance 

Policy HG1 (Strategy for the sub-region) - seeks to ensure a more 

sustainable management of change in the sub-region with allocations 

of 20,000 net additional dwellings in the IPA with at least 15,400 of 

these dwellings to be from Ipswich itself and the remainder from the 

Ipswich Fringe areas in Babergh, Mid Suffolk and Suffolk Coastal. 

Ipswich, IPA and surrounding districts are allocated the 

following provisions:  
Babergh 5,000 (ex IPA area) 
Ipswich 20,000 (inc. IPA area of up to 4,600) 
Suffolk Coastal 7,000 (ex IPA) 

Policy HG2 (Employment generating development) – identifies a clear 

approach and target to achieve an additional 50,000 jobs in the Haven 

Gateway.  Ipswich is identified as a major centre of employment 

together with its waterfront and village areas which are identified as 

major regeneration initiatives. A key feature of the policy is to support 

the growth of ports, maritime and related activities.  

Commercial activity on The Site ceased in 2001 when the 

British Sugar Factory closed.  Clearly The Site could 

provide support to regeneration within Ipswich and in 

particular the international ports of Felixstowe and 

Harwich. The Site is already identified as an employment 

site under the local plan.  

Policy HG3 (Transport infrastructure) - seeks to ensure increase the 

sustainability of transport in the sub-region with a focus upon 

improving connections , facilitating freight movement through the 

region and addressing capacity and congestion of the network.    

The Site size and location next to existing transport 

infrastructure and key transport network links provides for 

an opportunity to improve connections in the region whilst 

reducing congestion of the road system through greater 

use of the Norwich to London Rail line.  

Policy HG4 (Implementation and delivery) - seeks to ensure a 

partnership approach and clear allocation of responsibilities for 

implementation and delivery of the regional policies and targets.  

Clearly The Site provides an opportunity for Ipswich and 

Babergh Districts to work together in managing the 

emerging demands for housing and employment sites.  

 
2.6.3 It is important to note that within the context of the Haven Gateway Partnership (HGP), 

the Ipswich area and in particular projects that support and strengthen the international 
ports of Felixstowe and Harwich, have resulted in the area being identified as a New 
Growth point and as such growth area funding through the HGP is accessible, albeit 
subject to funding criteria.   



 
 
 
 
 
 
 

British Sugar Site, Sproughton – Commercial Appraisal  15/05/2007 11 

 

2.7 Ipswich Policy Area   

2.7.1 The Ipswich Policy area (IPA) is an area surrounding the town of Ipswich, designated to 
support the requirements for additional housing and employment sites due to the 
expansion of Ipswich (refer to Figure 2-3 below).  The origin of the IPA stems from the 
growth of Ipswich and the Suffolk Structure Plan which specifically identifies the area to 
deliver new employment (Policy CS2) and of three primary areas to deliver housing 
(Policy CS3).  

 

 

 

 

 

 

 

 

2.7.2 Critically, the Structure Plan identifies that the responsibility for identifying town 
boundaries lies with the local plan, which in turn establishes the framework for areas of 
additional housing or employment as the primary locations for these activities are within 
existing town boundaries.  The Ipswich Policy Area is also identified as the area of 
greatest growth due to its existing employment base, sub-regional role and locational 
advantages.  

2.7.3 The primacy of employment over housing proposals for The Site lies in the fact that the 
burden of proof for The Site not being needed for employment lies with any proponent 
of a housing or mixed use led scheme as indicated in strategic regional policy and the 
evidencing of economic imperative as identified in Policy CS2.  

2.7.4 The Examination in public of the Suffolk Structure Plan clearly states 1,500 new 
dwellings should be provided for in the Ipswich Policy Area from new Greenfield housing 
development with additional dwellings of 1,400 to be added to this based on re-
allocation from Suffolk Coastal District. The additional 1,500 new dwellings are 
composed of maximum figure for the surrounding IPA areas in Babergh, Mid Suffolk and 
Suffolk Coastal with a minimum value for the town of Ipswich (See Table 2-3, Section 
2.8.6). In this respect, the figures reflect the emphasis and origin of the IPA to address 
provision for Ipswich given the emphasis upon centralising development and investment 
in this area.  

 
2.7.5 Of interest in the Examination in Public by the Secretary of State is the reference to the 

Chantry Vale area which has been the subject of several proposals. In this regard 
extrapolating comments as they could apply to The Site would suggest that housing is 

Note: Figures 1, 2 and 3 indicate the respective IPA areas within Babergh, Mid Suffolk and Suffolk Coastal 
 Figure 2-3 IPA Context Map 
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not appropriate due to isolation from other housing by busy roads, rail lines and the 
river.  In addition, and in reference to Chantry Vale, a business park or commercial 
activity was seen as the more preferable option. Furthermore, evidence to support the 
lack of demand for employment use for The Site is not considered robust.  

 
2.8 Employment and Housing Targets  

2.8.1 Projections are, as Government and many others have stressed, merely statistical 
exercises and do not dictate policy. This does not mean that they can just be wished 
away as fiction invented by Government or developers to suit their own ends.  The 
projections indicate the scale of real housing needs that are likely to be faced during the 
plan period.  The Government’s approach to the issues of housing and growth is clear 
from the Sustainable Communities Plan and the response to the Barker review of 
housing.  It is important to remember that EERA, in the original RPG review that resulted 
in the “banked draft”, sought to address the region’s expected household growth in full.  
What has happened since then is that more recent projections and the Government’s 
policy towards meeting housing needs have both raised the bar considerably. 

2.8.2 Whilst the delivery of development needs to be increased in many parts of the region, 
there is not the justification and level of detail for the RSS to dictate detailed local 
decisions.  What the RSS has been tasked to do is to direct LDDs in strategic terms 
thereby allowing inherent flexibility to ensure change is managed appropriately and at 
the local scale. For example, further breakdowns of figures between Haven Gateway 
and the Babergh District are seen as “unnecessary” in the Government’s Proposed 
Changes to the RSS.  

2.8.3 It should be noted that Policy SS8 seeks to ensure that partnerships are established 
purely for sites such as The Site in question. 

2.8.4 Figures indicated in the initial Regional Spatial Strategy and those indicated in the 
Government’s Proposed Changes were amended.  Table 2-3 overleaf identifies the 
most recent figures identified for both housing and employment.  

 
2.8.5 The Site is part of Ipswich’s urban fringe located within Babergh District Council’s 

boundary.  Babergh DC has already stated its concerns that allocation of 600 plus 
dwellings “threatens coalescence and [sic] inappropriate development in villages at the 
Ipswich fringe within Babergh” in the Government’s Proposed Changes to the RSS.  
Babergh District considers that this level of housing provision will be reached through 
uptake of other sites. 
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Table 2-3 Housing Targets for the Region and Districts 
  
Housing-Panel Report 

  Indicative Phasing 
 RSS Plan 
Target  Target 

REGION <2006 Target >2006 Target <2021  
Regional Spatial Strategy         505500 Min 
IPA  306 Max Avg 306 Max Avg -   
Ipswich  710 Min 1100 Min 15,400 min* 
Babergh (inc. IPA 1)       5600   
1. Babegh (ex IPA) 290 Max 240 Max 5000   

IPA 1* 40 Avg 40 Avg 600 Max 
Mid Suf (inc IPA)       8300   
2. Mid Suffolk (ex. IPA) 340 Min 390 Min 7500 Min 

IPA 2* 53 Avg 53 Avg 800 Max 
Suf Coast (Inc IPA)          
3. Suffolk Coastal (ex IPA) 420 Min 330 Min 7000   

IPA 3* 213 Avg 213 Avg 3200 Max 
           

Haven Gateway ex IPA 1760 Min 2060 Min 34900 Min 
           
Tendering 400 Min 430 Min 8500 Min 
Colchester  840 Min 860 Min 17100 Min 
SUM CHECK 3000 Min 3350 Min 66,900 Min 
              
                

*Note: IPA 1, 2 and 3 figures refer to the area of IPA within each of the adjacent local authorities 
 
2.8.6 The figures for IPA additional dwellings are indicated by maximum dwelling provision to 

allow for greater dwelling provision within Ipswich but not the Districts themselves i.e. 
the 15,400 total for Ipswich is a minimum with the understanding that greater dwelling 
provision could occur in this area as opposed to the maximum figures for the individual 
IPA regions which are (Babergh -600, Suffolk Coastal – 3200 and Mid Suffolk – 800). 

2.8.7 In this respect The Site’s potential use for a residential scheme should be firstly 
measured against the capacity for housing within the IPA to provide this number and 
then the Babergh DC capacity for housing and not Ipswich’s or the regional targets. 
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2.9 Suffolk Structure Plan 

2.9.1 Policies in the Suffolk Structure Plan clearly indicate that the Sites characteristics all 
provide a strong position from which to retain employment uses unless robust 
information can be substantiated to demonstrate existing employment supply and 
alternative need across the region (policy Econ5 and CS2) and within the IPA itself is 
required.  

Table 2-4 Structure Plan Policy Summary 
POLICY SITE CHARACTERISTICS / RELEVANCE 

Policy Econ2 - states that allocation of new employment sites will be 

based on a preference to development within or on the fringes of built up 

areas i.e. existing towns, with specific requirements being good access to 

the Primary Route Network, accessible by other means, and well related 

to major housing areas.  

The Site is located within the Ipswich fringe and as stated 

previously has high transport accessibility.  

Policy Econ3 – identifies that a change of use to non-employment, on 

existing employment land, is only accepted where – adequate provision 

exists elsewhere (refer to Econ5) and employment use of The Site is 

constrained and unlikely, and redevelopment would provide regeneration 

or environmental improvements (including to current dereliction); and 

where there is no residential, transport or environmental impacts on 

quality.  

The Site has existing employment designation, and 

justification would therefore be required to allow the loss of 

the employment site. Furthermore, the strategic nature of 

The Site, relative to its size, location and transport links 

would mean that alternative provision of such employment 

land may not be found or recreated elsewhere.  

Policy Econ5 - is the primary policy from which The Site’s change of use 

based on existing capacity or demand should be assessed against. The 

policy clarifies the factors which should influence the provision of 

employment land as: 

-Locational guidance in policies CS2, CS6, CS10, ECON2, ECON4, 

ECON6, ECON7, ECON9, ECON10 and T15; 

-The amount, location and availability of existing commitments for 

employment uses 

-Historic rates of take up of land for employment uses 

-The needs of existing and new businesses, including special needs such 

as port related and high technology development;  

-The need to seek to ensure the availability of a range and variety of sites 

Policies for transport and protection of the environment”  

This policy effectively lists the factors which will guide 

whether or not a change of use could occur and the 

sequential test of robustness for any such proposal. As per 

Policy Econ3, the burden of proof is placed on the applicant 

to demonstrate a lack of demand and oversupply of similar, 

in this case, strategic employment land.  

Policy Econ6 - states that warehousing and depots for non-local 

distribution are not the primary use for employment sites and that they will 

only be acceptable where minimal lorry traffic is generated and there is 

good access to railways.  In addition, these uses are only acceptable 

where there is no conflict with transport policy or there are impacts on the 

environment.  

The Site’s employment generating potential will need to be 

assessed in light of traffic and environmental impact. Access 

to the adjacent railway is possible with high accessibility to 

the A14.  
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S2 - defines the locations and actions required to strengthen the economy. 

In particular the Ipswich Policy Area, with Bury St Edmunds and 

Lowestoft, is identified as taking the leading role for accommodating 

strategic employment.  In this respect key issues of size and 

characteristics of the workforce, needs of new and existing businesses 

need to be identified to ensure employment meets changing demands and 

needs of business and employees.  Importantly, the justification to the 

policy states that new employment land is given a priority over other 

initiatives where it can be demonstrated that the local economy requires 

the regeneration benefit as a result of: 

“Consistently high unemployment rates;  

Particular problems associated with the scale and composition of the 

unemployed including the long term unemployed, new entrants to the 

workforce and ethnic minority unemployment;  

Limited range of job opportunities 

Dependence on a small number of companies;  

High proportion of declining industries; or 

Needs of the new industries. “ 

This serves the purpose of prioritizing employment land in 

the IPA where a demonstrated need or benefit can be 

justified in a robust and sound manner. Furthermore, the 

policy justification also states that strengthening links with 

the south-east and Cambridge needs to be allocated for in 

local plans as evidence by existing transport enhancements 

along the A12 and A14.  

Policy CS3 - is critical in defining the role of the Ipswich Policy Area 

(together with Bury St Edmunds) as the prime area to accommodate new 

housing.  By in large this means housing which is an expansion or infill of 

existing conurbations through increased density or appropriate use of 

underutilized/vacant land rather than as extensions to smaller villages.  

Importantly CS3 is to remain consistent with policy CS1 which requires 

adequate servicing and infrastructure to support the development.   

Importantly for any change of use on The Site policy Econ3 

and Econ 5 would need to be addressed prior to 

consideration of policy CS3 if a new housing proposal was 

put before the planning authority. 

Policy CS5 - seeks to avoid the union of settlements (conurbation) through 

the expansion of urban fringes and recognizes the importance of physical 

separation and separate identities for towns and villages.   

The Site lies within the Ipswich Fringe and Babergh District 

Council have already stated that there is a concern of 

“coalescence” with the housing provision of 600 dwellings for 

the IPA area in Babergh. 

(Suffolk Structure Plan, 2001, pp 51)  
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2.10 Babergh Local Plan  

2.10.1 The Babergh Local Plan provides clear justification for the retention of current 
employment land use due to the over-whelming economic reliance upon commuting to 
London, other districts or upon the manufacturing sector. Indeed the local plan identifies 
that only 26% of the local population find employment within Babergh, which is in itself a 
low figure and suggests poor self-sufficiency.  

2.10.2 The Site is designated as an employment site due to its strategic location next to the 
A14, low impact on residential amenity, location on the outskirts of Ipswich and inherent 
low impact upon congestion.   

 

 

Figure 2-4 Ipswich Fringe EM04 Designation 
Excerpt from Babergh District Council, Local Plan – Policy Area EM04, 2007.  
 
2.10.3 Policy EMO2 - states that : “On the Sites identified as General Employment Areas and 

new employment allocations,” which includes The Site “planning permission will be 
granted for employment related development in principle. This will include the relocation 
of existing business from residential areas where these would be better located 
alongside other employment generating activities. Exceptions to this policy will include 
proposals likely to have an adverse impact on town (or village) centre vitality and 
viability. Proposals able to demonstrate a positive effect on town (or village) centre 
vitality and viability will be permitted. “   

2.10.4 This policy confirms that The Site should remain in employment use given the existence 
of industrial activities to the north and east which provide an opportunity for clustering 
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benefits and the arguably minimal negative impact upon vitality and viability of Ipswich 
town retail centre and surrounding villages.  

2.10.5 In addition specific site allocation policy EM04 states “The Former ‘British Sugar’ (sugar 
beet factory) site, Sproughton (Ipswich fringe) is allocated for retention in employment 
related use(s). Proposals for redevelopment or re-use of The Site must be approached 
on a comprehensive basis with full regard to the future of the entire site. A range of land 
uses will be required, as appropriate to the different parts of The Site. Permission will 
only be granted subject to:  

� Protection of the biodiversity of the locality and any opportunities for 
enhancement; 

� Protection of the wider river environment in the locality and any opportunities for 
enhancement;  

� Retention of the natural area know as the island site and existing landscaping 
tracts, together with proposals for further measures; 

� No adverse impacts on residential amenity; 

� Provision for outdoor recreation on appropriate parts of  The Site; 

� Provision for improvement of the River Gipping Riverside Path;  

� Production of a green travel plan; and, 

� Production of a flood risk assessment.  “ 

2.10.6 As the Structure Plan and RSS both devolve responsibility for site allocation of this 
nature (i.e. strategic) to the LDD (i.e. Babergh DC Local Plan) it is clear that there is an 
overarching policy mandate for The Site to be retained for employment use.   

2.10.7 Policy EM08 - states that warehousing, storage, distribution and other B8 class uses 
have specific land use requirements and will only be permitted where no conflict with 
residential amenity arises. The policy also recognizes the employment generation 
potential of B8 is generally lower than B1 or B2 and as such these uses will not be 
permitted on first order or primary employment land due to the principle of a hierarchy 
based on employment generation.  

2.10.8 Policy EM20 - states “Proposals for the expansion / extension of an existing 
employment use, site or premises will be permitted, provided there is no material conflict 
with residential and environmental or highway safety”. This augurs well for The Site’s 
expansion and protection of employment uses given the paucity of surrounding 
residential land use.  However, environmental sensitivity in both physical and aesthetic 
terms may provide constraints to expansion and extension.  

2.10.9 Policy EM24 - is based on the premise that employment sites and premises are 
protected for employment uses.  However, where retention is proven to be unsuccessful 
and unviable and where marketing campaigns for The Site or other such agreed 
evidence is provided. This local policy supports the existing higher level polices Econ3 
and Econ5 in the Suffolk Structure Plan.   
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2.11 Ipswich Local Plan 

2.11.1 The Ipswich local plan extends to the border of The Site with indicative employment 
uses on the opposing side of the Norwich to London Railway line. Surrounding land 
uses are identified in Figure 2-5 below. Importantly, whilst The Site is outside of the 
Ipswich Local Plan due to proximity there needs to be appreciation for and regard to the 
Ipswich Local Plan not least in respect of employment land use demand, residential 
housing supply and general planning policy implications.  It is clear that there is a 
sequential approach for allocating industrial and commercial and residential use in the 
plan, hence the area is part of the IPA.  The adjoining areas of commercial and 
employment land would lend The Site for employment use.  In addition, due to the 
deficiency of comparable strategic commercial sites either in or adjacent to Ipswich, or 
within the sub-region, The Site’s retention for employment use becomes more 
prominent.  

 
Figure 2-5 Insert from Ipswich Local Plan Outer Area Map 
Excerpt - Ipswich Borough Council, Ipswich Local Plan Review First Deposit Draft, November 2001.  

2.11.2 Relevant policies identified in the Ipswich Local Plan are identified below.  

2.11.3 Policy EMP2 - ensures that the area identified by Eastways Business Park, Europe Way 
and Sproughton Road is reserved for employment uses.  This fits with the Sites 
continued designation and use as employment land. 

2.11.4 Policy EMP3 - allows employment development within The Sites indicated in EMP2 
subject to accessibility, environmental and amenity impacts.  

2.11.5 Policy EMP8 - allows for distribution and storage (B8) subject to transport accessibility, 
congestion and location away from main employment locations. It is noted that B8 land 
use is of low intensity and therefore core employment land is not to be used for this. 

2.12 Regional Economic Strategy  

2.12.1 The Regional Economic Strategy (RES) provides the broad vision for sustainable 
economic development of the six Counties of Bedfordshire, Cambridgeshire, Essex, 
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Hertfordshire, Norfolk and Suffolk. The region is uniquely placed on the doorstep of 
London and as an entry point for European freight within the Haven Gateway.  The 
region also boasts a strong economy with strengths in the research and development, 
manufacturing and transport/distribution sectors.  

2.12.2 The Strategy includes eight strategic goals to focus the efforts of partners to ensure 
sustainable development is achieved for the region, these are listed below: 

1. A skills base that can support a world-class economy 
2. Growing competitiveness, productivity and entrepreneurship 
3. Global leadership in development and realizing innovation in science, technology 

and research 
4. High quality places to live, work and visit 
5. Social inclusion and broad participation in the regional economy 
6. Making the most from the development of international gateways and national and 

regional transport corridors 
7. A leading information society 
8. An exemplar for the efficient use of resources 

 
2.12.3 The Site can make significant contributions to a number of these goals and specifically 

can provide major opportunities to strengthen the gateway role of the region due to its 
major road and rail connections and location relative to the international ports of 
Felixstowe and Harwich.  
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3 ANALYSIS OF SITE CHARACTERISTICS 

3.1 The Landuse Brief  

3.1.1 The Babergh Employment Land Study 2002 (Chestertons Plc,2002) prepared for the 
Babergh District clearly indicates that the “supply of employment land in the district” is 
facing considerable risk due to land allocation and availability (Babergh Local Plan 
Alteration No.2 – Economy and Employment Topic Paper, August 2004). This in part is 
due to the boundaries for the built up areas, or what is referred to as BUAB’s. It is also 
noted that existing land supply for Babergh at Sudbury and Hadleigh is limited and that 
the Ipswich Fringe / IPA is becoming increasingly important for local and regional 
requirements. 

3.1.2 In order to assess site viability relative to use, a clear understanding of the likely 
acceptable site uses and context needs to be stated.  We have termed this the planning 
brief and have used this as the basis for analysis and assessment of the commercial 
potential of The Site. 

3.1.3 Regional policies E3, E7 and HG1 combined with Suffolk Econ5 and Babergh Policy 
EM04 clearly indicate the over-riding first preference for The Site is employment use. 

3.1.4 The Site has excellent accessibility, being located just off the A14. The Site is bounded 
by other industrial operations, the A14, the London to Norwich railway and the River 
Gipping Valley, with no immediate adjoining residential land use, which may enable 
longer operational working hours (perhaps even 24 hour operation) suiting various 
commercial sectors.  

3.1.5 A commentary of potential Use Classes for The Site is attached in Appendix 2.  

3.1.6 Based on an analysis of The Site’s former use and site characteristics, including site 
constraining issues such as contamination and planning policy relevant to The Site, it is 
clear that employment uses (particularly B8 and B2) are key contenders for land use on 
The Site.  

3.1.7 Of these uses, storage and distribution (B8) is the most appropriate due to its proximity 
to the international port and A14, adjacent rail line, size of The Site and the in 
combination intermodal transport opportunities. It is also clear that use of The Site for 
storage and distribution (B8) would compliment and provide a clear opportunity to 
address the overflow and future land use pressures at the International port of 
Felixstowe, and would support a vitally important local sector that is growing fast and 
employs many local people.  
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3.2 Transport 

3.2.1 The Site is clearly located in a prime location, next to the A14 and alongside the 
Norwich to London rail line. Road and rail opportunities will significantly inform any use 
of The Site, given emerging drives to increase sustainable development and reduce 
road trips, travel times and overall increase the accessibility and connectedness of 
developments. Indeed Figure 3-2 (overleaf) prepared by the Freight Transport 
Association (FTA) indicates that the road congestion of major A roads surrounding The 
Site is significant, whereby reductions in road freight could alleviate this to some degree 
through greater use of the rail freight network and the ability to manage road freight to 
aid times.  

 

 
Figure 3-1 Site Location within the Regional Rail Network 

East of England Regional Development Agency, A Shared Vision, 2004,  Pp64, Figure 6. © ESRI 
(UK) Ltd, © Ordnance Survey Crown Copyright, ©Bartholomew.  
 
3.2.2 Proximity of the Norwich to London Railway line provides further opportunities to 

capitalize upon the freight potential and linkages to Felixstowe, Harwich and other ports, 
by providing both rail and road options. Network Rail has confirmed that inter-modal 
traffic to and from ports is expected to grow and as a result proposals for gauge 
enhancements and capacity upgrades on the Felixstowe to Nuneaton route will occur by 
2015. 
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Road 

3.2.3 The A14 is part of the Trans European Road Network and direct access to this provides 
The Site with key advantages for commercial enterprises and in particular for the 
distribution and warehousing sectors. 

3.2.4 The proximity of the A14 ensures very little generation of traffic congestion within the 
Ipswich Town Centre and supports a move towards more sustainable modes of 
transport within the Town Centre. In this respect, the junction of The Site with 
Sproughton Road and the onward connection to the A14 has been identified as having 
sufficient capacity to accommodate HGV’s, subject to a further detailed TIA via a 
comparison of historical British Sugar activities and proposed detailed schemes.  

3.2.5 The Site provides a prime opportunity to provide an inter-modal connection due to rail 
and road linkages. In this respect, the opportunity to move containers via re-instatement 
of the rail connection or use of existing strong road links to the ports of Felixstowe and 
Harwich provide an opportunity for flexibility of transportation based on economic drivers 
and cargo type. Figure 3-2 below indicates the congested sub-regional freight roads.  

 
Figure 3-2 Road Network Congestion 

Freight Transport Association, 2007, Retrieved from World Wide Web: 
http://www.fta.co.uk/information/keycampaigns/tenyearplan/traderoutes/eastengland_road.htm;  
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Rail and Freight Opportunties 

3.2.6 The Site is bounded on the eastern side by the London to Norwich mainline Railway 
and has previously been rail connected.  A rail atlas published in 1980 (Baker 3rd 
Edition) shows a rail spur connection to the British Sugar Site (Sproughton road) running 
from the north to the west.  This spur appears to have been removed by the time 
another atlas was published in 1988 (Quail Rail Map) possibly at the time the railway 
was electrified in the mid 1980’s. 

 
   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 

Figure 3-3 Site Location within the Rail Network 
1. 2006 Great Britain National Rail Passenger Operators, Fifth Edition, June 2006.   
2. Freight Transport Association, 2007, Retrieved from World Wide Web: 
http://www.fta.co.uk/information/keycampaigns/tenyearplan/traderoutes/eastengland_rail.htm 
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3.2.7 The expansion of the Port of Felixstowe is understood to be placing increasing pressure 
on container storage and servicing facilities in the immediate vicinity of the port where 
the availability of land is constrained.   

3.2.8 One option for The Site may therefore be to provide satellite container storage and or 
servicing facilities for the international Ports.  If a rail connection were provided to The 
Site then movements of containers between the Port and Sproughton or onward in 
country could be by rail ‘bridge’, thereby minimising the impact of HGV movements on 
the A14 Trunk Road.  Depending on volumes this could be achieved with wagons and 
motive power that may be available in slack periods, possibly during the day when fewer 
long distance freight services run.  Alternatively a more dedicated shuttle service could 
be provided. 

3.2.9 Points to bear in mind however include:  

� A feature of container traffic through UK ports is that inbound (imported) 
containers are usually loaded whereas many outbound (exported) containers 
are empty. 

� Stored empty containers are therefore likely to be required for export when a 
ship docked, this would generate ‘peaky’ flows which would require careful 
management or potentially wasteful provision of rail facilities to cope 

� Planning and environmental restrictions may limit the periods when the facility 
could operate- particularly at night- due to noise and lighting. 

� The proposed container terminal at Bathside Bay in Harwich may further 
concentrate container rail services in the locality. 

� The recent train derailment in Cumbria has brought into focus additional 
derailment risks associated with facing turnouts in running lines.  There may 
therefore be greater reluctance to introduce a new facing connection 

� The ground conditions and profile over The Site are unknown but lagoons and 
embankments associated with the sugar refining process are known to be 
present.  Railway sidings can tolerate some settlement but should be nominally 
level within the terminal.  Settlement would be more critical for pavements and 
ground beams that support container handling equipment. 

 
Train Length 

3.2.10 The prospects for Rail freight through the Channel tunnel prompted Railtrack and then 
Network Rail to adopt a normal maximum train length of 700m in their planning and in 
the provision of new or lengthened loops and sidings and with signalling. 

 
3.2.11 Local restrictions such as siding length in the terminal at Felixstowe and in the yard at 

Ipswich together with haulage constraints for single locomotives presently limit train 
lengths working out of Felixstowe to 24 wagons or about 500m.  However the proposed 
new northern freightliner terminal at Felixstowe could handle trains of up to 650m and 
Network Rail’s Freight Route Utilisation Strategy envisages making provision in the long 
term for 650m long 30 wagon container trains through Ipswich.  Haulage capacity is 
unlikely to be an issue if containers were empty. 
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3.2.12 Thus it would be prudent to make provision for any container facility to be able to handle 
at least 30 wagon trains and better still 700m long trains if working to and from outside 
the area. 

 
3.3 Rail Facility 

3.3.1 Assuming access would be by a single facing connection into The Site from the 
adjacent northbound (down) line then the facility should allow a full length train to be 
accepted or marshalled clear of the running line.  However it is common to split 700m 
long trains into 2 sections to reduce the length of terminal where containers are handled 
by cranes or stackers.  It is also preferable for the track to be straight in the handling 
area. 

 
3.3.2 At its simplest, from the connecting turnout a single track would curve into The Site, a 

sensible minimum radius would be 200m.  The connection curve would start some 25m 
northwest of the bridge over the River Gipping so geometry would require the rail 
facilities to be located in the middle or northern half of The Site depending upon site 
requirements and agreements with Network Rail. Analysis of the impact of rail track 
areas and land for non-rail use would be required to determine both the optimum land 
sales figures as well as the technical specifications for such a spur.  

 
3.3.3 Loops would then be provided.  A single loop track would be provided if the train was 

kept as one section, at least two if the train were to be split.  If the latter then in 
operation an arriving train would stop clear of the main line, the train would be split and 
the front portion drawn into a loop (track 1).  The locomotive would then uncouple from 
the front portion, and run back along track 2 or 3, couple to the rear portion and draw it 
forward into the second loop (track 2).  The locomotive would then escape via track 3 to 
either take another train out, return to the yard or wait until the train was ready to be 
formed up to depart.   

 
3.3.4 The overall length required for these two arrangements is similar.  In either case it would 

be prudent to assume the rail facilities project a minimum of 1250m into The Site, which 
is accounted for in the phasing of The Site as indicated in the land assembly options 
(Section 6). This would give sufficient length to allow for multiple tracks that would be 
required if more than one train were to be present on site at once. 

 
3.3.5 There are however a number of issues (identified in Appendix 4) that will need to be 

considered if a rail connection is to be re–established.  
 
3.4 Environment 

3.4.1 Commercial activity at The Site ceased in 2001 following the closure of British Sugar’s 
operations. Shortly thereafter remediation of The Site was initiated to an extent which is 
still inconclusive. Whilst this contamination does not provide a barrier towards re-use, it 
is clear that potential commercial uses of The Site are more amenable and more easily 
facilitated than residential. 

3.4.2 Previous site activities have resulted in contamination by various compounds including 
arsenic and ammonia due to the processing of sugar beet.  Historical landfill activities on 
The Site also provide a risk of subsidence for parts of The Site, and will likely require 
specific geotechnical surveys to ensure both loading regimes are appropriate and 
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surface treatments reflect future loading. A detailed review of existing environmental 
reports on contamination is attached in Appendix 3.   

3.4.3 Clearly further investigations are required to identify, treat and manage The Site 
contamination and these will need to be based on the expected land use – as remedial 
criteria vary relative to future end-use i.e. residential, employment and public amenity 
uses require different levels of remediation.   

3.4.4 Proximity to the River Gipping will require environmental management plans to ensure 
that flood risks are managed appropriately and that no source point pollution occurs. 
Appendix 8 Figure 1 identifies that the entire site lies within the flood plain and as such 
benefits to development of The Site must be achieved to reduce the potential for flood 
impacts.  

3.5 Spatial Design  

3.5.1 Critical spatial design issues that require resolution are the indicative massing, 
integration with the adjoining sites and the treatment of The Site’s public realm. In order 
to inform a commercial appraisal of The Site, a clear design framework is required to 
ensure options are focused towards delivery of a realistic scheme for The Site which 
does not create negative impacts outside of The Site (i.e. traffic, noise, light etc). 
Commercial viability will be impacted by a delay in the agreement of the design 
particularly if initial criteria do not address both phased implementation, technical 
specifications of intended uses or high quality design requirements of the LPA.  
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4 PLANNING PERMISSIONS AND APPLICATIONS 

4.1 Summary of Existing Planning Application(s) 

4.1.1 An outline planning application for a ‘mixed use development to provide up to 1,100 new 
homes, up to 3.44 hectares of new serviced employment land, school, local 
neighbourhood shops, health centre, crèche, elderly care home, recreation and sports 
space, car and cycle parking and landscaping and associated works’ has been received 
by Babergh DC for The Site.  

4.1.2 However, this application is currently at appeal having initially been refused by the 
Council, as The Site is currently allocated for general employment within the adopted 
Babergh Local Plan 2006, and the Council considers it to be strategically important 
employment land, due to its unique location and existing transportation links.  

4.1.3 The following sections provide an analysis of key issues concerned with the submitted 
documentation for a residential led “mixed use” scheme known as the “Broadmeadows” 
scheme.  It is noted that the existing land uses, strategic importance and site 
characteristics all ensure that The Site is more appropriately delivered for employment 
use.  

4.2 Environmental Characteristics 

4.2.1 It is clear that the former use of The Site for British Sugar’s activities has left a legacy of 
contamination. A review of supporting environmental contamination documentation 
accompanying the recent planning application for The Site has been undertaken as is 
contained in Appendix 3. Further site geotechnical surveys are required prior to any 
conclusive remediation costs being identified. Appendix 8 Figure 1 also confirms that the 
entire site lies within the flood plain which heightens the importance of clarifying the 
existing contamination and any point source pollution to ground and surface waters. 
Location within the indicative flood zone also provides greater requirements for drainage 
regimes and site protection measures for any significant infrastructure and development 
(houses, rail, etc).  

4.3 Review of the Budget Cost Comparison  

4.3.1 The aim of the Gleeds “Cost Plan No.1 For: JG Ipswich LLP Mixed Use Development” 7 
June 2006 and “Budget Cost Comparison – Mixed Use and Employment Developments” 
report is to outline the difference in capital cost of the works for a mixed use scheme and 
an employment scheme at The Site. 

4.3.2 The budget cost comparison undertaken identifies six main cost areas namely site 
preparation, transport infrastructure off site, transport infrastructure on site, services 
infrastructure off site, services infrastructure on site and landscaping.  These are then 
subdivided into various items.  However, too little detail is provided on each item to 
enable a critical or like-for-like comparison, i.e. relatively little information is provided 
relative to the build-up of these costs has been provided. 
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4.3.3 However, the individual cost items relative to various aspects of site preparation 
including remediation and sewerage are discussed as follows: 

Site Preparation 

4.3.4 The only item under this heading which differs between the mixed use and employment 
scheme is remediation.  Demolition (above & below ground) and earthworks modelling 
are all considered to be the same cost irrespective of the scheme type.  This is plausible 
but would undoubtedly be subject to the scheme layout. 

4.3.5 Remediation costs for mixed use were quoted at £322,986 whilst the cost is £306,837 
for an employment scheme.  Gleeds note that a slightly lower standard is acceptable but 
that only a small impact on cost would be expected.  As such, remediation costs relative 
to the employment scheme cost have been lowered by 5%.   



 
 
 
 
 
 
 

British Sugar Site, Sproughton – Commercial Appraisal  15/05/2007 29 

Based on our experience typical measures required for both schemes may include the following: 
 

Residential Led Use Commercial End Use 

Remediation Measure Requirement Remediation Measure Requirement 

Capping layers across 

The Site and in garden & 

landscaped areas 

- Provision of up to 1m thick of clean 

soil in garden & landscaped areas.  

- Tarmac or concrete hardstanding in 

car parking. 

- Reuse of factory soil / sludge should 

be appropriate to a residential land 

use scenario (i.e. reuse criteria should 

be suitable) 

Capping layers across 

The Site and in 

landscaped areas. 

- Tarmac or concrete hardstanding 

in majority of site.   

- Provision of 400-600mm of clean 

soil in landscaped areas. 

- Reuse of factory soil / sludge 

should be appropriate to a 

commercial land use scenario (i.e. 

reuse criteria should be suitable).  

This is less a sensitive land use 

than residential.   

Gas protection measures. - Appropriate floor slab construction.   

- Gas protection membranes.  

- Removal of highly volatile source 

areas.   

- There may be a requirement to 

install barriers or at least monitor gas 

migration from closed landfills. 

Gas protection 

measures. 

- Appropriate floor slab 

construction.   

- Gas protection membranes.  

Removal of highly volatile source 

areas.   

- Provision of barriers around 

closed landfills may not be required 

subject to risk assessment. 

Demolition requirements - Removal of all structures which 

might impact upon garden areas. 

Demolition 

requirements. 

- Some below ground structures 

may be left in place if they do not 

pose a risk to controlled waters. 

Remediation to reduce 

risks to groundwater 

(include soil excavation, 

monitoring or active 

treatment) 

Could include soil excavation, 

monitoring or active treatment. 

Remediation to reduce 

risks to groundwater 

(include soil excavation, 

monitoring or active 

treatment) 

Could include soil excavation, 

monitoring or active treatment. 

Table 4-1 Commentary on Site Costs 
 
4.3.6 Those items in red italic above are the items where requirements for commercial end 

use would differ to residential end use which principally relates to human health.  

4.3.7 The main additional costs associated with residential use include the importation of 
clean suitable soil and topsoil for garden areas compared with mainly hardstanding for 
commercial use.  Also, depending on the gassing potential at The Site, stricter 
measures may be required to prevent migration / accumulation of gas in residential 
properties and may even prevent residential development in certain areas (see below).  

 
4.3.8 However, it should be borne in mind that there is little information on the comparison 

criteria for reuse of sludge and factory soil at The Site.  If this material has been 
compared to a commercial standard then reassessment would be required to determine 
the appropriate standard for residential use.  The more stringent requirements for 
residential use may mean that some of the already reused material may require 
treatment or disposal off site.  This would result in additional cost (essentially double 
handling) which could be quite significant, particularly if material is classed as hazardous 
and requires pre-treatment, and therefore have a marked cost differential.  Details on 
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the assessment criteria used to determine reuse of fill material are necessary to 
understand the current status of The Site.   

4.3.9 In addition, the assessment behind the conclusion that remedial works were not 
considered necessary for some areas (e.g. Loco shed etc.) is not clear.  If this 
assessment assumes a commercial end use then this would need to be reassessed to 
determine if works are required for a residential land use (e.g. removal of soils may be 
necessary in addition to capping). 

4.3.10 In their assessment, Gleeds have reduced costs for landscaping for an employment 
scenario by 25% due to a “lower spec and no provision of sports fields”.  However, the 
definition of what is included as landscaping is not very clear.  If landscaping relates only 
to soft landscaping works and not the provision of hardstanding and car parking, the 
cost associated with commercial use seems high compared to the mixed use, residential 
led, scenario.  Alternatively, the cost for capping may be included in the ‘remediation’ 
item.   

4.3.11 Aside from the above measures, guidance on development on and near landfill sites 
should be considered, e.g. Waste Management Paper 27 in addition to consultation with 
the Environment Agency.  Waste Management Paper 27 states that agricultural land use 
and public open space are the most suitable use of former landfills and that domestic 
housing should not be built on gassing landfills.  This reference also states that 
developments within 250m of a landfill (irrespective of its status) should undertake 
appropriate risk assessment and risk management to protect occupants.  The Town and 
Country Planning (General Development Procedure) (Amendment) (England) Order 
2005 requires the Local Authority to consult with the Environment Agency (EA) before 
granting planning permission for developments within 250m of a landfill.  It is considered 
that full assessment of the gas regime at The Site would be required. 

Sewerage 

4.3.12 Off site sewerage infrastructure costs indicated in the Gleeds cost plan for both the 
residential led and employment scheme indicate £2.1m is required to install a new 
pumping station and riser to the Chantry Vale station.  

4.3.13 Clearly a commercially driven scheme will have a significantly lower requirement for 
waste water/sewerage than a residential scheme with 1100 additional homes. However, 
for clarity we have identified that the peak flow generated by 1100 residential properties 
is estimated (in accordance with Sewers for Adoption) to be 51 l/s requiring a 200mm to 
250mm diameter rising main.  In respect of this volume of and peak flow generation and 
accordance with Sewers for Adoption, the proposed pumping station identified in the 
Gleeds Cost Plan would require a storage volume of approximately 190m³ below the 
incoming pipe.   

4.3.14 This is compared to the proposed employment of 100 FTE’s (Full Time Equivalent) on 
The Site through B2 or B8 use classes which would generate equivalent peak flows of 
1.3 l/s which may be a comparable estimate of loading during operations of the British 
Sugar site prior to closure in 2001. In this respect, existing services could be used 
(existing 12” AC Main) or foul sewerage could be pumped to a sewer on Sproughton 
Road. For such a proposal, a pumping station with a storage volume of 5m³, macerating 
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pumps and a 50mm diameter rising main of approximately 300m would cost in the order 
of £90,000.  

4.3.15 Additional connection fees to both water and sewerage are required for any 
circumstance, however it is clearly demonstrated that the over-arching £2.1m 
expenditure for capital works in this regard requires further justification and is likely to 
decrease in cost as the result of an employment led scheme whereby peak flows are 
likely to be one-tenth of the volume.  

Summary 
4.3.16 In summary, it is not possible to make a further reasonable judgement on the costs 

provided for both scenarios due to the lack of information provided not only on what 
work has been undertaken to date but also on what work is proposed to meet the 
requirements for both land uses.  In addition, no detail is provided on what the items in 
the cost comparison allow for. 
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5 MARKET APPRAISAL 

5.1 Local and Regional Land Availability 

5.1.1 This site meets two requirements, firstly as a Strategic Employment Site and secondly 
to meet more local demand for particularly B2 and B8 uses. 

5.1.2 It is considered appropriate to recognize the importance of the Ipswich Policy Area as a 
driving force to provide an overflow area for investment from Ipswich. In this respect, 
areas outside of the Ipswich Policy Area are unlikely to provide significant interest to 
commercial operators desiring the benefits of Ipswich’s client base, transport 
accessibility (A14 and A12) and established connectivity to supply chains. .  

Strategic Employment Site 

5.1.3 This is defined by EEDA as being “Employment Sites capable of accommodating a user 
requiring a plot of 10 hectares or more or Special Users Sites, e.g. Port, Airport related”.  
The report prepared by Chesterton plc in August 2002 for EEDA identifies fourteen 
Strategic Employment Sites in Suffolk (See Figure 5-1)  but only four of these, 
Ransomes Europark, Trinity 3000, Adastral Park/Suffolk Innovation Park and The Site 
are in the key Ipswich-Felixstowe corridor.  Those in Lowestoft are addressing a 
different market and the remainder, other than Suffolk Business Park, do not have 
access to the road network and will therefore severely limit their suitability for most 
potential users. 

 

Figure 5-1 Location of EEDA fourteen Strategic Employment Sites 
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5.1.4 Adastral Park and Martlesham Heath Business Park are primarily focused on hi-tech B1 

uses and  unsuitable for large scale B2/B8 uses. Martlesham Heath Business Park has 
only limited sites available for development.  

5.1.5 Trinity 2000 is now a joint venture, known as Portside, between Trinity College and 
Gazeley for up to 530,000 sq ft of port related warehousing.  There is no land available 
for sale to third parties which is a key detractor to local port operators.  

5.1.6 Ransomes Europark is an appropriate comparator comprising some 80 hectares of 
mixed B1, B2 and B8 development.  The final phase of 20 hectares was launched in 
2004 and has already been substantially developed.  There is now no site available on 
the Europark which would meet EEDA’s definition of a Strategic Employment Site so 
that the only site in the Ipswich area which would do so is The Site.  

5.1.7 It is also noted, that Government’s Proposed changes to the RSS clearly indicates that 
provision in the “Haven Gateway, to support growth and regeneration at Colchester and 
Ipswich, including the latter’s role in ICT, and development associated with port 
expansion at Harwich and Felixstowe” is required to meet Regionally Strategic 
Employment provision. In this regard, the emphasis is upon safeguarding and retention 
to ensure appropriate employment generating purposes. Accordingly The Site’s context 
as an intermodal site, proximity to the port and its geographic location meet the spatial 
requirements for a regionally strategic employment location together with the more 
focused quantum of acreage as per the EEDA’s definition.   

5.1.8 The DTZ Pieda Consulting Employment Land Study Report for the Haven Gateway 
Partnership dated December 2005 highlights the potential substantial surplus of 
employment land across the Haven Gateway area, which includes Babergh.  The report 
indicates the change from industrial use to office and distribution and the need to ensure 
that the highest quality sites in each district are retained and safeguarded for 
employment use. 

5.1.9 The same report dismisses The Site as a Strategic Site as being inappropriate for B1 
uses in support of the role of Ipswich in ICT, proposing Martlesham Heath as being 
more appropriate.  We agree that Martlesham Heath is more appropriate for supporting 
B1 and ICT related uses but The Site is the only site capable of supporting B8 
distribution uses. 



 
 
 
 
 
 
 

British Sugar Site, Sproughton – Commercial Appraisal  15/05/2007 34 

 
5.2 DTZ Pieda Consulting – Employment Land Study Report 

 
5.2.1  DTZ Pieda Consulting carried out an Employment Land Study Report for the Haven 

Gateway Partnership dated December 2005.  This highlights the potential substantial 
surplus of employment land across the Haven Gateway area, including Babergh in 
which101.98 is stated as being available. They consider twelve sites in Babergh in more 
detail but most of these are small and The Site is the only one over 10 ha potentially 
available and with direct access to the strategic road network. 

5.2.2 In Ipswich they state that 74.41 ha is available and considered 27 sites of which only 
Ransomes is over 10ha. 

5.2.3 The report highlights the change from industrial use to office and distribution and in the 
light of this apparent surplus of employment land makes the point that in considering the 
release of some employment land for alternative use an important policy consideration 
will be for districts to ensure that the highest quality sites in their portfolios are retained 
and safeguarded for employment use.  We support this. 

5.2.4 The report dismisses The Site as a Strategic Site as being inappropriate for B1 uses in 
support of the role of Ipswich in ICT, proposing Martlesham Heath as being more 
appropriate.  We agree that Martlesham Heath is more appropriate for supporting B1 
and ICT related uses but The Site is nevertheless important to the district and is the 
only site capable of supporting B8 distribution and development associated with port 
expansion as indicated in the RSS.   

5.3 Take up rates  

5.3.1 In the conclusions of the Gerald Eve report dated December 2006 they state ‘that the 
Broadmeadows site….is “inherently unsuitable or not viable for all forms of employment 
related use”.  Based upon the findings of the viability exercise Gerald Eve consider that 
there is no “realistic prospect of the allocation being taken up for it’s stated use in the 
plan period” in accordance with the test set out in PPG3 paragraph 42(a).’ 

5.3.2 This is supported, they state, by the research carried out by DTZ, as part of the 
Regional Spatial Strategy, which identified a requirement for only 8.4 ha (20.74 acres) 
during the whole of the Local Plan period from 2001-2021.  This was, they say, 
increased to 16.8ha (41.49 acres) to allow for a margin for error. This analysis is based 
on projected jobs growth as proposed in the RSS in the largely rural district of Babergh 
where there is already a potential surplus of employment land.  No equivalent analysis is 
carried out in the context of Ipswich area where the growth figures are very much larger. 
DTZ also state in their report (paragraph 5.10) “Conversely, in Ipswich, it is long term 
availability which is more of a consideration given that many of the best quality sites 
(e.g. Ransomes Europark) are expected to be taken up over the next three to five year 
period” 

Ransomes Europark  

5.3.3 The take-up of space in the Europark has been significant since the final phase was 
launched in 2004 when 20 ha (49 acres) were reported as being available. We 
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understand that only 7.7 (19 acres) remain available, spread over a number of smaller 
sites with the largest being 2.2 ha (5.47 acres) which has been allocated by the 
developers as a future trade park.  

5.3.4 Taken together approximately 12.1 ha (30 acres) have been developed as part of the 
final phase of the Europark, implying a take up rate on this park alone of about 3.5ha (10 
acres) per annum.  

5.3.5 The DTZ report refers to 15.5 ha (38 acres) being available on Churchfield Road in 
Sudbury but most of this was sold some time ago, a large part to the West Suffolk 
Hospital NHS Trust, is no longer available and importantly lies well outside of the IPA 
study area. 

5.3.6 In conclusion we find the Gerald Eve report unhelpful. It uses employment statistics for 
the predominantly rural Babergh District as justification for take up rates on a substantial 
employment site with direct access onto the strategic road network and does not reflect 
the position were The Site to be available today.  

5.4 “B” Use Class Requirements 

5.4.1 Most of the demand identified by Gerald Eve and DTZ in their analysis for Ipswich and 
the Haven Gateway is based on the RSS job forecasts and identifies the demand as 
being for B1 space.  The take up of the prime site in the Ipswich area, Ransomes 
Europark, would appear to substantiate this contention but the Europark would not be 
considered appropriate for B8 distribution, open storage or some sui generis uses. In 
addition none of the existing sites in the Ipswich area is capable of fulfilling the need for 
a major site in excess of 10ha. 

5.4.2 The characteristics of The Site in terms of location and transport infrastructure make it 
particularly appropriate for B8 uses.  Our enquires have identified a number of 
businesses for which The Site is appropriate and in particular one company with an 
immediate requirement for a 8 ha (20 acre) site in this location for a port related use.  In 
addition, discussions with Hutchison Port Holdings indicate that were land available they 
have three or four users who would be keen to secure sites of about 4 ha (10 acres) for 
storage/distribution purposes.  The Site is therefore capable of fulfilling requirements for 
port related activity as demand for land in the port itself is restricted to direct port 
activities. 

5.4.3 We are aware of other requirements in the Ipswich area some of which might be 
appropriate for this site.  There is an enquiry for a 60,000 m² (200,000 sq ft) shed for 
paper recycling, a requirement 180,000 m² (600,000 sq ft), though not necessarily in 
one building and various other enquiries.  Suffolk Development Agency has a dozen or 
so enquiries registered from 1-2 ha (2-3 acres) to larger distribution requirements, 
including the proposals for a Joint Waste Management Strategy between the Councils 
for which The Site could be appropriate.  

5.4.4 Bidwell’s in their most recent ‘Data Book’ report dated December 2006 record a total 
occupier requirement of 275 m²  (900,000 sq ft) of which some 50% is for units in 
excess of 15,000 m²  (50,000 sq ft).  We have ourselves registered enquiries for in 
excess of 150,000 m² (500,000 sq ft) in the A14 corridor east of Cambridge over the last 
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three months. If these requirements can be attracted to Ipswich this site would be one of 
the few locations available for them to consider. 

B8 

5.4.5 The characteristics, location and transport infrastructure of this site lends itself well to B8 
use.  The pressure for space at Felixstowe Port is significant with little or no land 
available for expansion and open storage.  The impending Felixstowe South 
reconfiguration and Bathside Bay development at Harwich will significantly increase port 
related activity and movement of containers in the area.  Off site logistics support will 
increasingly be required in the immediate vicinity as port land is turned over to direct 
port activities.  The response to our enquiries regarding this site reinforces this need and 
the suitability of The Site for such uses. Very few, if any, alternatives exist in the Ipswich 
area.  

5.4.6 The Department of Transport’s Ports Policy Review May 2006 estimates that the 
planned new container port capacity at London Gateway, Felixstowe South and 
Bathside Bay will more than double the annual capacity of container ports in the 
southeast of England. This is considered to be sufficient to accommodate the forecast 
growth in direct call demand to 2020. This will have a significant impact on demand for 
land for port related activity and The Site should be capable of helping meet that 
demand over this period.  

5.4.7 The Mediterranean Shipping Company (UK) Ltd has expressed interest in the Site and 
a copy of their letter to Mr. Neil Henry (Babergh District Council) is attached as 
Appendix 9.  

5.4.8 Figure 5-1 overleaf identifies the potential phasing of such a 8 ha (20 acre) lot, within the 
broader phased land disposal Option 1 that is identified in Section 6 overleaf.  
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Figure 5-2 Example phasing for existing employment demand 
 
 

 

4 ha 

8 ha 
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B1 and B2 Use Classes  
 
5.4.9 The recent take up of space for B1 & B2 space in Ipswich has been encouraging, as 

demonstrated by the take up rate for the Ransomes Europark, and these existing sites 
are now generally interested in the higher values generated by these uses.  Ransomes 
could not now accommodate a current enquiry for some 8 ha (20 acres), and were that 
enquiry to consist of B8 distribution/storage uses, as opposed to B1/B2, this would likely 
be considered as an inappropriate neighbour for the park.  

5.4.10 The Mediterranean Shipping Company in their letter, of 4 May 2007, identify a site at 
Black Acre Hill, Gt Blackenham. This site is currently under consideration as part of the 
Snoasis appeal and may become available. The site was shown as being 5.5 ha (13.6 
acres) in the Mid Suffolk Local Plan. It could meet the needs of the Mediterranean 
Shipping Company but cannot then fulfill the needs of any other business seeking a site 
to meet similar requirements in terms of location and access. The Site would be the sole 
identified site in the Ipswich policy area able to accommodate firms with similar 
requirements.  

5.4.11 The pressure for space at Felixstowe is significant with little or no land available for 
expansion and open storage.  Some of this requirement may be pushed out of the 
immediate area and result in dock related uses seeking space elsewhere.  Hutchison 
Port Holdings have stated that were land available they have three or four users who 
would be keen to secure sites of 4-6 ha (10/15 acres) for storage purposes.   

5.4.12 In conclusion we do not see that the papers forming part of the application provide 
justification of the need for an alternative use of The Site and conclude that were the 
site available a number of parties would be interested.  

5.5 Land value  

5.5.1 In their report Gerald Eve assume a land value of £741,000 per ha (£300,000 per acre).  

5.5.2 Recent sales at the Europark have reflected land values in excess of this level.  Land on 
the Europark has been sold for B1/B2 uses and, being on an established business park, 
we would have expected them to achieve higher values.  £1,000,000 per ha (£400,000 
per acre) is now considered to be the value of good commercial land in the area.  

5.5.3 We have nevertheless used the Gerald Eve figures for our consideration of the financial 
appraisal for the initial sales although the prospects for growth once development 
commences would be good.  
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6 COMMERCIAL DEVELOPMENT PRINCIPLES/OPTIONS 

6.1.1 Discussions with commercial operators within the Felixstowe port have identified one 
clear short term employment development option for The Site as a general distribution 
and warehousing and container storage centre with longer term aspirations for a 
logistics centre as part of ancillary support services for the international ports of 
Felixstowe and Harwich. This is particularly relevant to the emerging sub-regional and 
regional policy objectives to re-enforce the strengths of the port particularly in context of 
allowing for greater growth.  

6.1.2 An alternative development option would include other uses not specifically port related 
but compatible with the B8 uses proposed.  The possible phasing options would be 
similar for either.  

6.2 Schematic Layouts for The Site Phasing 

6.2.1 The key driver for a phased implementation and land disposal for The Site stems from 
reducing the potential for high investment at the beginning of the assembly and in turn 
realizing short to medium term returns from rents or operational income. In this regard, 
two variations on land disposal have been prepared which address: 

• Existing commercial requirements of interested commercial operators i.e. site size; 
• Site contamination; 
• Efficient land use; 
• Existing access and servicing to The Site; and, 
• Opportunities to re-instate a rail spur.  
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6.2.2 A critical assumption made in identifying the phased costs for each of the land disposal 
options involves a lower level of remediation and site investment when compared to the 
Gleeds Cost Plan. This assumption is based on the ability of commercial activities to 
operate as discrete entities within The Site without the entire site being remediated as 
would be the case for a residential led scheme. The exception to this assumption is the 
capital investment required for a potential railtrack which is discussed overleaf.  

6.2.3 The two disposal options and their costing reflect uptake of 12 ha (30 acres) within the 
first year for a distribution and storage facility or a container depot.  

6.2.4 Land Disposal Variation 1 comprises of a west to east development direction (indicated 
by plots 1 through to 5), whereby a 12 ha (30 acre) site is remediated and sold in two 
lots within the first five years (before 2012). This scheme provides access from 
Sproughton road without requiring the entire internal road network to be completed and 
for any possible installation of a rail spur to facilitate the handing of rail freight. The 
remaining sites are then sold with demand determining the rate at which further 
remediation is undertaken whilst also retaining some flexibility as to the size of sites.  

 

Figure 6-1 Land Disposal Variation 1 
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6.2.5  Land Disposal Variation 2 differs from the previous variation in that it recognizes the 
potential cost of above ground demolition of the existing buildings on The Site, thereby 
reducing the complexity of remediation and site preparation. This option follows a similar 
West to East assembly phasing with the British Sugar Site buildings remaining as the 
last phase.  

 

Figure 6-2 Land Disposal Variation 2 
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6.3 Development Scheme 1 –Distribution and Warehouse storage  

6.3.1 Direct access to the A14 and existing demand for distribution and warehouse storage 
sites for the local and regional market provide the opportunity for site disposal of at least 
12 ha (30 acres) in the first phases of development, with subsequent phases of 4 ha (10 
acres), 4 ha (10 acres) and 8 ha (20 acres) lots to follow, each capable of subdivision if 
appropriate.  

6.3.2 While for the purposes of this report it is assumed that sites will be sold for development 
by others, some costs have been considered to inform the assessment of demand for 
services.  Costs for high end distribution and storage facilities are identified at 
approximately £1300/m² for a split two level mezzanine facility with 200 tonne crane lifts 
inclusive of office costs.   

6.3.3 Electrical Loadings on Phase 1.1 which extends over 4 ha (10 acres) are likely to 
require approximately 643.69 kW as per Table 6-1, however any subsequent 
development and assembly will require off-site infrastructure investment to ensure 
adequate supply, as indicated in discussions with EDF energy, and as identified in 
viability analysis.  

  

Phase / 
lot Area of plot 

Ancillary 
Areas (m2) 

Office 
Areas 
(m2) 

Warehouse 
Areas (m2) 

kW 
Demand kW Demand 

Cumulative 
Demand 

  
Ha 

(Acreage) m2 @20% @5% @75%  Req. 25%   

1 Lot 1 4 (10) 
      

40,468.56  
             

8,093.71  
      

2,023.43  
       

30,351.42  515 643.69 643.69 

1 Lot 2 8 (20) 
      

80,937.13  
           

16,187.43  
      

4,046.86  
       

60,702.85  1030 1287.41 1931.10 

2 4 (10) 
      

40,468.56  
             

8,093.71  
      

2,023.43  
       

30,351.42  515 643.69 2574.79 

3 4 (10) 
      
40,468.56  

             
8,093.71  

      
2,023.43  

       
30,351.42  515 643.69 3218.49 

4 4 (10) 
      
40,468.56  

             
8,093.71  

      
2,023.43  

       
30,351.42  515 643.69 3862.18 

5 8 (20) 
      
80,937.13  

           
16,187.43  

      
4,046.86  

       
60,702.85  1030 1287.41 5149.59 

Table 6-1 Electrical Demands on Development Scheme 1 
 

6.3.4 EDF Energy has confirmed the existing capacity of the local network is estimated at 
700kVA. This ensures that Phase 1.1 which extends over 4 ha (10 acre subdivision) can 
be assembled without offsite infrastructure costs, whilst further confirmation as to the 
assembly of Phase 1.2 which comprises the remaining 8ha  (20 acres) is required to 
establish that infrastructure investments are required to the entire level as identified in 
the Gleeds cost plan.  
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6.4 Development Scheme 2 – Medium Term Container Storage and Logistics Centre 
for Felixstowe Port 

6.4.1 Again, the proximity to the A14, growing demand for freight interchange and the 
potential for re-instating a railway spur onto the London to Norwich line provide an 
opportunity for the development of an inter-modal freight container storage and 
movement site for containers to and from the ports of Felixstowe and Harwich.  

6.4.2 Development of The Site is envisaged to involve a phased approach to investment in 
The Site over a period of time however it is recognized that the first phase of the 
development would require investment in the new railway spur which is not reflected in 
the Gleeds Cost Plan. Investment costs for the rail element are subject to further 
detailed discussions with rail network operators and detailed design. Specific subsidies 
for reducing road traffic and investment grants to support both ports could provide a 
significant subsidy towards this investment. 

6.4.3 Infrastructure costs for the container depot itself include heavy loading machinery which 
in the preliminary stages of development will include lower capital investment equipment 
such as Reach stackers of RTG cranes. However, for all container storage options 
specific high load ground materials are required which are costed at approximately 
£499,000 per ha (£202,000 per acre). These materials ensure that stacked containers 
and loading equipment do not cause further settling and are stable enough, particularly 
in the context of container overhang which results from inclinations of over 1:150. 

6.5 Infrastructure requirements 

6.5.1 Employment uses are unlikely to generate the volume and demand of a residential led 
scheme and are comparable if not less than the former use on The Site. In the case of 
container storage, the main operational demand will come from refrigerated units and 
high energy consuming equipment used to transport containers on The Site.  

6.5.2 Telecommunications to facilitate management and real-time tracking of containers or 
other items may require an investment to increase the capacity of the local 
telecommunications exchange. However, costs for this are expected to equate to the 
provision identified in the baseline Gleeds Cost Plan (circa £300,000).  

6.5.3 Water provision will largely be used to clean vehicles, provide washdown facilities and  
for general office requirements. In this respect the demand and supply of water and 
sewerage facilities will be far lower than a residential led scheme.  

6.5.4 In a similar vein, gas supplies to The Site will be similar to those of the former British 
Sugar Operations and are unlikely to require significant enhancement other than in the 
existing baseline Gleeds Cost Plan (circa £700,000) 

6.5.5 Employment uses are unlikely to generate the volume and electricity demand of a 
residential led scheme, unless specific high energy components are required. In the 
case of container storage, the main operational increase in electricity demand will be 
generated from refrigerated units which usually comprise a small element of any 
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container storage development. Further investigations are required into the type of rail 
rolling stock required to service a railway spur.  

6.6 Movement and connections 

6.6.1 The location of The Site adjacent to the A14 and the potential to re-instate a rail 
connection provide significant opportunities for The Site to provide storage and 
distribution uses. Site generated traffic will utilise the proximity of the A14 to the West of 
The Site and notable height restrictions on local roads to the east of The Site, namely 
bridge heights which could restrict vehicle movements, ensure that traffic impacts to 
Ipswich are marginal. In this respect there is the potential for The Site to facilitate a 
reduction on sensitive traffic routes which are likely to increase in congestion.  

6.6.2 Specific benefits of B8 use on The Site will include the generation of fewer local trips 
due to the lower employee numbers, indeed it is also recognized that these trips would 
also be against the normal flow (i.e. out of town during the morning, and into town during 
the evening). Furthermore, it is likely that distribution vehicles such as HGV could use 
the A14 during of peak periods which would provide a bet benefit to pinch points at peak 
periods.  

6.7 Public realm 

6.7.1 Public realm and other non-operational areas of The Site, particularly surrounding The 
Site clearly provide an opportunity to provide a buffer between the on-site activity and 
neighbouring uses. SUDS will likely play a large component of The Site construction in 
these areas to minimise the impact and risk of flooding.  

6.8 Scale and massing 

6.8.1 The employment use identified for The Site will inherently involve structures of up to 18 
metres in height whether this is in the form of a series of large warehouses or rows of 
stacked containers. A critical component of The Site’s design quality will reside in 
ensuring an appropriate density of development whilst using existing British Sugar Site 
structures as a guide to the height of the built form.  

6.9 Uses / activity 

6.9.1 We would anticipate that the Local Planning Authority development control officers 
would support uses relating to B8 distribution and storage with elements of both B2 and 
B1(c), much of it in large plots.  We would expect B1 uses to be largely ancillary to these 
primary uses which would inherently require 24 hour operation. 

6.9.2 Design of any uses and activities will need to take into account a flexible approach to the 
internal growth of employment and also specific mixes which will complement each 
other.  
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7 FINANCIAL ASSESSMENT 

7.1 Proposed Scheme and Uses 

7.1.1 In our view The Site will sell in larger plots, probably of 4 ha (10 acres) or so, for 
principally distribution/storage uses resulting in relatively low employment generation but 
with a correspondingly low demand on infrastructure service requirements.  More 
intensive uses may follow to support the earlier occupiers.  There appears to be a strong 
demand at present resulting in an opportunity to secure some significant sales if The 
Site can be made available.  

7.2 Viability 

7.2.1 Gerald Eve in their report of December 2006 attached a cash flow showing a negative 
Net Present Value (NPV) of £18,257,437.  This assumed that the annual rate of land 
sales would only be 0.8 ha (2 acres), thus taking 38 years to complete the development 
on the assumption of net sales totaling 30.7 ha (76 acres), with expenditure of over 
£10m within the first three years of the development. 

7.2.2 We have used Gleed’s infrastructure costs, as there is insufficient information provided 
to challenge them, but we do not accept that it is necessary to incur the full cost 
immediately for the distribution/storage uses being considered. We consider that a 
prudent developer will seek to spread his costs as far as possible to reduce the initial 
capital outlay until some receipts have been achieved.  We have also accepted that for 
the proposed employment uses a land value of £741,000 per ha (£300,000 per acre) is 
appropriate but believe that the potential to realise sales of 16-20 ha (40/50 acres) in the 
first few years is an achievable objective but have used 12 ha (30 acres) as a realistic 
objective in the first phase.  This has a fundamental affect on the cash flow 

7.2.3 Attached, in Appendix 1,  is a cash flow assuming that the infrastructure can be phased 
with an initial sale of 12 ha (30 acres) and the remainder sold in 4-8 ha (10-20 acre) 
phases over a period to 2022 at the latest.  This results in a take up of an average of 2.5 
ha (6.3 acres) per annum, considerably less than achieved at Ransomes Europark.   

7.2.4 The infrastructure costs are significant in relation to the overall sales receipts but on 
these assumptions there is a positive land value.  The figures show a positive NPV of 
£3.6m compared to the negative figure of negative £18m. The cash flow shows that a 
developer can make a return on the substantial infrastructure investment required but it 
also implies that if the substantial infrastructure costs are correct, the value of The Site 
in its existing condition is small in relation to the total investment required. 

7.2.5 It is noted that the proposed development which provides the basis for the Gleed’s cost 
plan provides for less than 10% of the site for commercial uses. No justification for this 
proportion is provided.  
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7.3 Grants 

7.3.1 Grants which would be applicable to this site subject to employment use on site and 
support to the growth of the international ports include Sensitive Lorry Miles, Freight 
Facilities Grant (FFG), Rail Environmental Benefit Procurement Scheme (REBPS), and 
Strategic Freight Investment Grants. Importantly and reflecting the Growth Point Status 
of the area, Growth Area Funding would require justification that capital would support 
the growth of Ipswich or the international ports of Flexistowe and Harwich.  

7.3.2 Sensitive Lorry Mile grants comprise a quantified value for the impact of heavy vehicles 
on our roads and are based on specific routes and their values per km from point (a) to 
point (b). In this respect calculations for journeys to Harwich and Felixstowe may result 
in a subsidy  of £11.15 and £7.48 respectively for each trip 

7.3.3 FFG’s provide a contribution towards the capital cost of providing rail and water freight 
handling facilities. In effect, this grant seeks to offset the initial capital cost and in so 
doing increase the update of rail and water freight activities.  FFG funding will only 
contribute up to 50% of the total capital cost and is the contribution sum directed by the 
environmental benefits of achieving greater rail and water freight handling and an overall 
financial appraisal of the capital cost. Funding may also require that certain facilities are 
provided as open access facilities to ensure maximum benefit.  

7.3.4 REBPS is an important funding scheme for The Site as the objective is to assist 
companies using rail freight instead of road networks where the cost of rail is more 
expensive than road. The scheme is only active from 2007 to 2010 as per European 
Commission approval and this schedule may complement existing phasing opportunities 
for The Site, however further detailed investigations are required.  If successful, REBPS 
payments will be based on rates for each tonne, container  or vehicle moved through 
The Site.  

7.3.5 Growth Area Funding bids through the Haven Gateway Partnership (HGP) for The Site 
could comprise contributions towards the infrastructure components which are directly 
related to supporting the growth of the ports and/or release of this strategically important 
employment site. However, it is recognised that critical milestones which need to be 
reached include: completion of the outstanding appeal on The Site; confirmation of 
application requirements for next funding round of 2008-2010; demonstration of detailed 
costs and benefits; and, an overall ability to claw back invested funds pending the 
gradual release of The Site. 

7.3.6 It is important to recognise that the grant schemes identified above do not seek to prop-
up the scheme, but rather to increase the attractiveness and seek to ensure 
implementation by interested stakeholders including the current site owners. 
Furthermore, it is likely that any substantial public sector involvement will in turn require 
a claw back mechanism such that the funds are inherently loaned to the scheme before 
being paid back  and then allocated to future funding projects.  
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7.4 Planning Contributions and Conditions 

7.4.1 Planning Contributions which are likely to be required to address impacts or ensure that 
the development addresses planning policy will largely increase with any residential 
component due to the greater quantum of development impacts such as the additional 
number of places at local schools or generation of private commuter traffic.   It is 
recognised that Circular 05/2005 identifies that, where possible, planning conditions 
rather than contributions are seen as a first preference. However, it is likely that the key 
planning contributions or conditions required from employment use on The Site will 
include: 

• Highways improvements which are likely to include contributions towards the 
cycle path around The Site, riparian restoration measures and upgrading of 
Sproughton road connections based on the phased assembly of the entire site;  

• Environmental improvements to the Chantry Vale Island and on site SUDS; and, 
• Phased implementation plan and potential Grampian style conditions to stage 

contributions subject to phasing 
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8 CONCLUSION/STRATEGIC IMPORTANCE FOR EMPLOYMENT  

8.1 Planning statement  

8.1.1 Existing market demand for employment use on The Site and designation for 
employment under the local plan combine with regional requirements for activities to 
support the international ports and the shear size and context of The Site to ensure 
“strategic” employment designation and safeguarding for current and future demand.  

8.2 Implementation  

8.2.1 Phased implementation and disposal of The site for employment uses allows for capital 
investments to be phased and co-ordinated much more easily with land receipts. 
Variations to delay significant demolition and remediation activities are identified as one 
way to reduce the extent and cost of site preparation in the early phases of assembly, 
whilst recognizing that employment schemes allow for phased implementation and 
operation due to the lack of residential amenity concerns. 

8.3 Viability  

8.3.1 Immediate demand for 12 ha (30 acres) of The Site for warehousing and storage 
associated with overflow and growth from the international ports of Felixstowe and 
Harwich provides a catalyst for re-development and regeneration of The Site. No other 
site of this size and with high accessibility is available in the Haven Gateway sub-region 
for development, thus demand and viability of The Site is likely to increase over time. 
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APPENDIX 1 CASH FLOW 

Cash Flow  

      2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 

Expenditure                                 
Site preparation 1,698,619   302,992 56129     514143     476632     119982   228741   
Transport - off 

site 493,539   15,000 0     281123     197416             
Transport - on 

site 2,075,118     0     1,037,559     400,609     400,609   236341   

Services off site 4,583,436     1,000,000     1,791,718     1,791,718     0       

Services on site 3,868,986   215,341 357,133     1,475,555     715,555     631,003   474399   

Landscaping 263,439   78,695 25,969     40540     28,809     40,482   48944   

contingency 1,298,314 10.00% 61,203 143,923 0 0 514,064 0 0 361,074 0 0 119,208 0 98,843 0 

Professional fees 1,285,331 9.00% 60,591 142,484 0 0 508,923 0 0 357,463 0 0 118,016 0 97,854 0 

cost of sales 399,000 1.75% 0 52,500 105,000 0 0 52,500 0 0 52,500 0 0 52,500 0 84,000 

Marketing 170,003   25,000 25,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,001 10,002 

Total 16,135,784   758,822 1,803,138 115,000 10,000 6,173,625 62,500 10,000 4,339,276 62,500 10,000 1,439,299 62,500 1,195,123 94,002 

Income 
assumed land 
value    741,300 per hectare developable           

Sales 30.76 hectares               

Assume sales of 30.76     4.05 8.09 0.00 0.00 4.05 0.00   4.05 0.00   4.05 0.00 6.48 

sales  receipts   22,800,000   3,000,000 6,000,000 0 0 3,000,000 0 0 3,000,000 0 0 3,000,000 0 4,800,000 

Annual Total     0 3,000,000 6,000,000 0 0 3,000,000 0 0 3,000,000 0 0 3,000,000 0 4,800,000 

Surplus/Deficit     
-

758,822 1,196,862 5,885,000 -10,000 
-

6,173,625 2,937,500 -10,000 
-

4,339,276 2,937,500 -10,000 
-

1,439,299 2,937,500 
-

1,195,123 4,705,998 

Cumulative     
-

758,822 388,717 6,273,717 6,263,717 90,092 3,027,592 3,017,592 
-

1,321,684 1,529,907 1,519,907 80,607 3,018,107 1,822,985 6,528,983 

Interest 6.5% -135,233 -49,323 0 0 0 0 0 0 -85,909 0 0 0 0 0 0 

Annual Inc/Exp     
-

808,145 1,196,862 5,885,000 -10,000 
-

6,173,625 2,937,500 -10,000 
-

4,425,186 2,937,500 -10,000 
-

1,439,299 2,937,500 
-

1,195,123 4,705,998 

Project IRR   243.49%               
NPV 7% £3,602,679               

Table Appendix 1-1 Cash Flow
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APPENDIX 2 LAND USE CLASS COMMENTARY FOR THE SITE 

A1,A3, A4 and A5  Shops and retail establishments, including sandwich bars,  
8.3.2 It is unlikely that use of the site for A type uses will occur.  However, this does not 
preclude site specific activities such as sandwich bars or café’s for on site employees.  

B use classes (1-8) Business to Industrial 
8.3.3 The landuse potential of the site includes the majority of B use classes, with a likelihood 
that a B8 led scheme supported by B1 and B2 use classes will provide the optimum land 
assembly preference as a result of the desire to manage change and allow for a phased 
implementation of the site.  B1 Business Offices, research and development, light industry)  

• B2 General Industrial  
• B8 Storage or distribution - This class includes open air storage 
• C use classes (1-3) Hotels, Residential Institutions and Dwelling houses 
• D use class (1 &2) Nurseries, schools and cinemas 
 
APPENDIX 3 ENVIRONMENTAL SUPPORTING STATEMENT 

Contaminated Land 
The reports within the Environmental Statement which were reviewed for contaminated land 

and remediation issues include: 
 
� Stirling Maynard (October 2004).  British Sugar Plc, Ipswich Factory Site: Report on 

Restoration / Remedial Works. 
� Stirling Maynard (June 2006).  JG Ipswich LLP, Broadmeadow Development: 

Environmental and Enabling Works, DRH/SJT/3883-01-08. 
 
Issues within these two reports are dealt with in Sections 1 and 2 below.  Section 3 provides a 

brief review of the Budget Cost Comparison work outlined in the following report: 
 
� Gleeds (October 2006).  Budget Cost Comparison: Mixed Use & Employment 

Developments for JG Ipswich LLP at Broadmeadow, Ipswich. 
 
Summary of Environmental Investigations 
These reports, particularly those by Stirling Maynard, give an overview of the preparatory works 
undertaken at the site.  There is a very brief mention of the Environmental Study and 
Investigation works undertaken in November 2001 which states that: 
 
“….in general terms it concluded that the site contained concentrations of contaminants that are 
generally below human health guidance levels for commercial use.  The exception was arsenic; 
but this was not assessed as posing a significant risk to human health and appropriate 
treatment can be undertaken to deal with this specific contaminant if residential development is 
proposed.” 
 
The assessment of the site investigation data is summarised as suitable for commercial use 
though elevated arsenic was still noted.  The statement indicates that treatment can be 
undertaken to deal with arsenic if residential use is proposed.  The issue that other 
contamination issues may also need to be addressed for a more sensitive land use is not 
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brought forward in this report.   
 
No information is given on how this assessment for commercial land use was undertaken and it 
should be noted that the assessment was undertaken in 2001 before the introduction of the 
CLEA model.  This data would need to be reassessed in light of current planning requirements, 
if this has not already been undertaken.   
 
Elevated biochemical methane potential was also measured and found to be elevated in a 
number of samples.  Stirling Maynard indicates that these areas are capable of direct treatment 
in situ or by way of appropriate mitigation measures such as specialist materials or foundation 
design as part of the scheme redevelopment. 
 
Ammonia was identified at the site associated with the processing of sugar beet and the pond 
areas including any related sludges e.g. effluent pond, settlement ponds and urea pond.  It is 
understood that the water and sludges within these ponds have now been removed, dried on 
site and aerated and the material reused on site.   
 
There is no indication of any desk based assessment to address the range of contaminants 
which may be present at the site or to focus a site investigation.  There is very little information 
provided on the findings of the site investigation.  Only certain items are highlighted (e.g. BMP 
and ammonia) though there is little or no information provided on any other issues identified, if 
any.  
 
In addition, it is not clear whether the reuse criteria set for the dried sludge material from the 
ponds relate to a commercial end use or a residential end use.   
 
Localised areas of elevated groundwater contaminants were identified above the UK Drinking 
Water Standards.  Further detail on what contaminants are elevated is not provided.   
 
Groundwater and gas monitoring standpipes were placed around the site perimeter and within 
the site to undertake long term monitoring.  Stirling Maynard indicates that the findings will be 
discussed with the Environment Agency.  No additional detail is provided with respect to 
contaminants of concern, length of monitoring period etc. 
 
In May 2006, Stirling Maynard commissioned DTS Redburn on behalf of JG Ipswich LLP to 
undertake an assessment of ammonia concentrations within the groundwater from the long term 
monitoring which had been undertaken.  DTS Redburn noted that concentrations of ammonia 
particularly in the south-eastern and south-western parts of the site were high.  There is no 
indication of what these concentrations were assessed against.  Generally speaking the 
identified areas seem to relate to where ammonia concentrations exceed 100mg/l.  However, 
later on the report states that an Environmental Quality Standard of 0.6mg/l was agreed with the 
Environment Agency in 2001.  When compared with this standard, elevated concentrations of 
ammonia are more widespread across the site.  Based on this information, and coupled with the 
data to suggest that groundwater flow rates to the River Gipping are minimal, DTS Redburn 
identify two main ‘hotspot’ areas of ammonia concentrations in the groundwater beneath the 
site. 
 
DTS Redburn undertook a Quantitative Risk Assessment using Environment Agency R&D 
Publication 20 to assess the risks from elevated ammonia in the groundwater.  They looked at 
three scenarios in total; they modelled both “hotspot” areas as separate source areas and also 
modelled the remainder of the site.  The target concentration chosen was that agreed with the 
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EA.  DTS Redubrn concluded that the QRA identified a “sufficiently low risk of significant harm 
to controlled waters as a result of the residual ammonia concentrations”.  
 
There is no record of the monitoring results for the groundwater from 2001 to 2005 or how the 
decision was made that ammonia was the main contaminant of concern.  No results or 
summary of the gas regime is provided either.  
 
A quick comparison of the last groundwater monitoring results undertaken by DTS Redburn as 
part of their assessment indicated elevated concentrations of arsenic, nickel, lead and 
potentially some PAH compounds in addition to ammonia which may warrant further 
assessment.  It is noted that the last sentence in the DTS Redburn report does state that “other 
contaminants at the site shall be covered separately at a later stage”.   
 
From a brief look at the QRA, the distance to the compliance point input looks rather high and 
the dispersion calculation used is the least conservative.  It is understood that this report is to be 
agreed with the EA. 
 
 
Summary of Environmental Enabling / Remediation Works 
Stirling Maynard state that all remediation / restoration works have been undertaken in 
accordance with the approvals from the EA where applicable and that EA officers have visited 
the site. 
 
The objective of the works undertaken by Stirling Maynard was to remove the large volumes of 
water in the ponds across the site and to pre-treat where necessary (e.g. for ammonia) to meet 
EA discharge consents.  Once the water had been removed, the pond areas were to be filled in 
to achieve an appropriately levelled site. 
 
The remediation works proposed seem to relate to preparatory works and demolition rather than 
being focused on achieving a risk reduction / control for a particular land use scenario.  No 
information is provided on how the works were to achieve a given standard for a particular end 
and use. 
 
Demolition of some above and below ground structures had commenced by the time of the 
June 2006 Stirling Maynard Report however; the majority of the demolition was yet to be 
completed. 
 
The works undertaken to date are summarised as follows: 
 

• Mud / Soil Ponds (No. 1 and 2) – Sludge material was removed (some 20,000m3) and 
dried for reuse as fill. 

• Filled Southern Pond – This was emptied in July 2002 and 92,000m3 of material removed.  
Stirling Maynard state that this material was “…variable and upon exposure it needed to be 
carefully monitored and selected for its suitability to remain on site.” 

• Filled Ash Pit in the South-West – In August 2005 excavation began on the above ground 
mound of this ash pit.  Different materials were encountered which were analysed and 
stockpiled separately.  This resulted in a stockpile of factory soil suitable for direct use as 
on site fill material, a pile of wetter factory soil which was placed in windrows to be dried 
and then reused as fill and a third stockpile of variable material.  However, during the 
excavation work some 2000m3 of sludge was also encountered.  This was temporarily 
stockpiled on site and found to be similar in nature to the sludge from the effluent pond and 
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was therefore treated in the same manner (described in the next paragraph).  Elevated 
nickel concentrations were identified and as such, Stirling Maynard proposes validation 
sampling in the area where this sludge has been placed.  Trial pitting was undertaken in the 
ash pit to characterise this material.  Boiler ash and wet factory soil was identified and so a 
number of boreholes were sunk to determine the risks to groundwater.  Initial results and 
risk assessment indicate that the leachate concentrations are below remedial targets. 

• Effluent Pond – The sludge within this pond was tested.  A method statement for dealing 
with this material was agreed with the EA which involved spreading the material over the 
western part of the site incorporating it in the top layer of ground followed by mixing and 
aeration with agricultural discs to promote drying and ammonia release. 

• Urea Pond – This material was tested and found not to be a source of contamination.  
Agreement with the EA was reached to remove this material and spread it thinly over flat 
areas and mix it with a layer of factory soil using agricultural harrowing equipment to 
enhance the nutritional value of the shallow soil.    

• Solar Pond – This pond was pumped and the silty sludge layer at the base was sampled 
and found to be suitable to remain on site after drying.   

• Loco Shed Area – No works considered necessary. 
• Buried Pulp Areas – Buried pulp has been removed from site and the area validated. 
• Rubbish Tails Lime Waste Area – No works considered necessary. 
• Tarehouse Area – Buried asbestos containing materials (ACMs) were removed and the 

area validated. 
 
The issue of selecting material for suitability for reuse is not defined.  It is not clear if this 
material is assessed for engineering properties or for chemical classification purposes.  As a 
result, it is not possible to determine at this stage whether the reused fill material across the site 
has been assessed for chemical contamination and, if so, whether any assessment was based 
on a commercial or residential land use scenario. 
 
No further information is provided on the assessment around the ash pit.  Risk assessment and 
testing have been carried out but no further details are provided. 
 
No information is provided on why no works were necessary for some areas, such as the Loco 
shed area, which may have been sources of contamination.  It may be the case that the site 
investigation did not identify contamination or that the contamination was below site assessment 
criteria in these areas but this is not clear from the report.  Also, whether these areas were 
assessed as requiring no further work based on commercial or residential land use is not clear. 
 
In November 2005 application was made to the EA for surrender of the two Waste Management 
Licenses i.e. the Lime Pond in the west of the site and the Waste Transfer Area in the south.  
The EA formally accepted surrender of both licenses in February 2006 and no further testing or 
monitoring is required. 
 
Whilst this may be the case, the fact that contamination was noted in the groundwater means 
that there is a risk that these landfills may still be contributing to contamination of the area.  
Without details on the surrender, it is not possible to say that these areas no longer pose a risk. 
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APPENDIX 4 ANCILLIARY RAIL ISSUES 

 
The site lies between approximate railway mileage of 70m and 70.25m, 1.25 miles north of 
Ipswich Station and 0.5miles north of East Suffolk Junction which marks the end of the freight 
sidings at Ipswich and where the route to East Suffolk and Felixstowe leaves the main line.  The 
railway past the site consists of two tracks.  The adjacent (west) track is the ‘Down’ line used by 
trains travelling northwards in the Norwich direction.  The far (east) track is the ‘Up’ line used by 
trains travelling south towards Ipswich and London. 
 
The railway runs approximately south east to north west past the site.  The railway appears 
slightly elevated on embankment with underline bridges across the River Gipping immediately 
to the south and Sproughton road immediately to the north of the site.  Thus any rail connection 
would need to be made at some point between these bridges to avoid the cost of bridge 
widening – at the existing railway spur.  As there is only 400m between these structures this 
would tend to preclude the provision of a siding loop parallel to the main line as the maximum 
length of useable loop would be limited to less than 200m.  This suggests that any connection 
would have to comprise a simple spur curving into the site where one or more sidings could be 
provided.  Such a spur may require an earthwork embankment across the site if gradients from 
the main line are critical. 
 
A typical arrangement for a basic rail freight siding reached directly from a main line is for 
inbound trains to be routed so that they arrive on the running line adjacent to the terminal, in this 
case the north bound down line.  Depending on the extent of facilities provided trains are either 
signalled into a parallel loop off the main line or are brought to a halt on the main line and then 
reverse into a siding.  On departing outbound trains then continue in the same direction, in this 
case northwards.  If this is the ‘wrong’ direction the train has to continue until it reaches a loop 
where the locomotive can run round its train and then cross over onto the opposite line, in this 
case the southbound up line, and then run back past the siding.  Such facilities are potentially 
available 3.5miles to the north at Claydon or 10miles to the north at Stowmarket. 
 
This keeps track and signalling requirements to a simple minimum and avoids the complexity 
and cost of providing and signalling cross-overs between the running lines.  A drawback with 
the stop and reverse procedure is that the train occupies the running line for longer, reducing 
capacity for other trains and may therefore be unacceptable or too restrictive for busy routes. 
 
However at Sproughton the proximity to East Suffolk Junction may favour the provision of a 
short length of reversible signalling on the down line so that trains could be worked as short trip 
workings to and from the freight yard at Ipswich where there are crossovers and sidings that 
would enable trains can be split into sections and then re-marshalled as required. 
 
Assuming planning restrictions do not intervene, the need and business case for any rail freight 
connection to the site will be dependant on the end use for the site.  In the UK rail freight is 
generally only economic in train load consignments for haul distances of over 100miles, even 
where rail facilities are already in place.  As a consequence wagon load and part train load 
services are very limited nationally and such traffics tend to go by road.  Thus for a rail 
connection to be viable at Sproughton an end user would need to generate train load quantities 
to or from another rail connected facility or terminal at least 100 miles away.  Such an end user 
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may well be unlikely and would probably require the bulk of the site to be developed specifically 
with this use in mind. 
 
However as an alternative to train load consignments or dependence on the limited wagonload 
or part train load rail network it may be possible to take advantage of the network of container 
(Freightliner) trains serving the Port of Felixstowe.  These trains all pass through Ipswich.  
Additional container wagons could be attached/ detached to/from these trains at Ipswich thus 
creating a network of possible routes for containerised consignments between Sproughton and 
a range of ‘Freightliner’ terminals in the UK.  It is stressed however that to our knowledge such 
arrangements have not been made before and in practice there may be limited capacity to 
attach additional wagons on these services due to restrictions on train weight or length and 
timings. 
 
In addition to these container services which are understood to be operated by both EWS and 
Freightliner there is other rail freight in the area with grain cement and aggregate sidings in the 
vicinity.  This may help in that crew and facilities would be available locally with route 
knowledge. The costs for installation of a rail spur are identified as circa £6,325,000 which is 
comprised of:  
Turnout in main line:  £125,000 
2.5km track @ £300/m:  £750,000 
Turnouts 5 at 40k:  £200,000 
Track Cost:  £1,250,000 
Signalling:  £2,000,000 to £3,000,000  
 
These costs are subject to Strategic Freight grants, further detailed discussions with rail network 
operators and detailed design 
 
The type of potential end use of the site should be considered.  If there is potential for this end 
use to generate rail freight flows as described above then a feasibility study should be 
conducted for a rail connection.  This study should consider the type and quantity of flows, 
suitable layouts and signalling and the practicalities of piggy backing on existing rail freight 
services.  The potential for Government rail freight grants towards the cost of facilities and 
operation should also be explored together with Sensitive Lorry Miles which are provided in a 
simplistic form overleaf.  Applications for Freight Facilities Grants (FFG) are also opened up as 
part of the proposal for the rail spur.  
.  
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Sensitive Lorry Mileage Calculations�
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Environmental Benefit for journey from IP1 1 to IP11 9 is £7.48 

    England Scotland Wales 
Total 

Distance 

 Road Type 
Rate 

Per Mile 
Miles Km's 

Total 

(£) 
Miles Km's Total(£) Miles Km's Total(£) Miles Km's 

Grant 

Low Congested Motorway� 6$%$3� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� 6$%$$�

Medium Congested Motorway� 6$%-+� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� 6$%$$�

High Congested Motorway� 6$%,2� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� 6$%$$�

Conurbation - Trunk & Principal� 6)%.1� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� 6$%$$��

Conurbation - Other� 6)%+3� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� 6$%$$�

Rural & Urban - Trunk & 

Principal�
6$%0.� )$%1� )+%3� 0%+-� $%$�� $%$�� $%$$�� $%$�� $%$�� $%$$�� )$%1� )+%3� 60%+-�

Rural & Urban - Others� 6$%30� .%2�� ,%-� )%+,� $%$� $%$� $%$$� $%$� $%$� $%$$� .%2� ,%-� 6)%+,�

Totals� � )3%+� -.%,� +%31� $%$� $%$� $%$$� $%$� $%$� $%$$� )3%+� -.%,� 6+%31�

Table Appendix 4-1 Sensitive Lorry Miles Calculation - The Site to Harwich�
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Distance: 23.3 miles 
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))%$� �����"	����&���� /).+� $%1� ������

))%1� ����	��������	������� ').0-� 1%+� *����

-$%0� '�������������� /)-$� $%$� *����

-$%0� '�������������� ��������	��� $%$� ������

-$%0� ��������������� ').0-� -%1� *����

-.%.� ��������������� 7	������ $%$� #�����
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Environmental Benefit for journey from IP1 5 to CO12 3 is £11.15 

    England Scotland Wales 
Total 

Distance 

Road Type Rate Miles Km's Total Miles Km's Total(£) Miles Km's Total(£) Miles Km's 

Grant  

Low Congested Motorway� 6$%$3� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� 6$%$$�

Medium Congested Motorway� 6$%-+� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� 6$%$$�

High Congested Motorway� 6$%,2� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� 6$%$$�

Conurbation - Trunk & Principal� 6)%.1� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� 6$%$$��

Conurbation – Other� 6)%+3� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� $%$$� $%$� $%$� 6$%$$�

Rural & Urban - Trunk & Principal� 6$%0.� 1%-� ).%-� 3%.0�� $%$�� $%$�� $%$$�� $%$�� $%$�� $%$$�� 1%-� ).%-� 63%.0�

Rural & Urban – Others� 6$%30� )0%)��-3%.� ,%1$� $%$� $%$� $%$$� $%$� $%$� $%$$� )0%)� -3%.� 6,%1$�

Totals� � -.%.� .+%0� ))%)0� $%$� $%$� $%$$� $%$� $%$� $%$$� -.%.� .+%0� 6))%)0�

Table Appendix 4-2 Sensitive Lorry Mile Calculation - The Site to Felixstowe 
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APPENDIX 5 CONTAINER STORAGE ISSUES 

General issues to be addressed as part of any Container Storage proposal are identified below 
as an informative to identifying potential employment uses on the site.  
 
Topography 
Two drivers for inclination - efficient movement and storage potential due to overhang and 
drainage impact. 1:1000 is generally required for areas for offloading however 1:500 is 
maximum inclination 
 
To ensure effective drainage nothing steeper than 1:100 should be allowed with the optimum 
inclination being 1:150. Hence, 1:125 can the provide best case scenario for this.  
 
Overhead pylons limit operational capacity.  
 
Rail Access 
Sufficient areas to load/offload containers are required. Temporary or short term options for 
using reach stackers will require areas on both sides of the track(s). Long term and more 
expensive heavy duty movers require a large hardstand support area which will need to be 
factored into the design of the railway spur.  
 
Equipment to move/load/unload containers 
Loading and unloading of containers can be undertaken by Reach Stackers or fixed cranes. 
Reach stackers are the cheaper option, and usually are hired given the £250,000 outlay per 
item. However, reach stackers have less of a reach and hence greater area is required to 
access opposing tracks.  Short term options for moving containers could utilise Reach stackers. 
Pro Rata rates of Reach stackers per ha are 1:1, however given the site size it is likely that for 
30ha approximately 8 stackers should suffice (2 stackers as spares in case of breakdown, 2 
loading rail, 2 unloading rail, 2 loading/unloading vehicles).  
 
Specific empty container movers similar to fork lift trucks are also used to stack and transport 
containers.  
 
For both types of equipment a washdown area and water containment of approximately 
15mx20m would be required to ensure containment of oils and other chemicals.  
 
Environmental Impacts 
Noise generation from operations is largely the result of moving unladen containers given their 
propensity for acoustic radiation.  
Light Illumination of the site for operational and security purposes can be mitigated to ensure 
light glare is contained within the site.  
Surface water runoff as indicated previously, drainage of a site larger than 10ha is likely to 
require intra-site drainage as well as perimeter drainage.  
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Materials 
Two key load bearing elements are required for the storage of laden and unladen containers.  
Storage areas supporting up to 5/6 container high require heavy duty paving which on rough 
estimates equates to £500,000 per ha, including drainage costs. Laden areas will require 
approximately the following base: 80mm thick blocks, 30mmbedding sand, 470mm CBM 4, 
200mmunbound CBR30%.  
 
Unladen areas can be used to settle areas of circumspect subsidence potential, i.e. unladen 
containers can be stored and expedite the settling process. General base for these areas would 
require: 200mm bitumen, 300 mm sub-base.  
 
Massing 
Storage heights of containers reflects whether they are laden or refrigerated. Laden containers 
are usually stored in 5-6 levels, with unladen containers being stacked up to 8 levels high.  
 
Personnel requirements 
It is likely that the following personnel will be required for a 30 acre site: 
2 workers per stacker for 24 hour activity: @ 8 stackers  = 16 FTE  
2-3 general maintenance workers:  = 3  FTE 
Yard manager and deputy: = 2  FTE  
10 Day booking staff: = 10 FTE  
5 night booking staff: = 5 FTE 
   
Site Size 
Due to the large area i.e. over 10ha for storage use, it is likely that drainage perimeter drainage 
wont solely be sufficient to address on site surface waters. Two options exist for intra-site 
drainage, with gully drains being more efficient due to maintenance costs and replacement 
value.  
  
 
Phasing issues 
Use of Reach stackers in the preliminary to medium term will reduce initial overheads as will 
storage of unladen containers on areas which may require capping to cease percolation through 
to subsurface areas which are likely to be providing point source pollution.  
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APPENDIX 6 DISTRIBUTION AND WAREHOUSE STORAGE FACILITY - ELECTRICAL DEMAND 

Table Appendix 6-1 Distribution and Warehouse Storage Facility - Electrical Demand 

Ref Description m2 W/m2 Design kW Diversity Running kW 

1 100,000 m2 Distribution Warehouse 100,000 17.03 1,703 0.75 1,271 
1.1 Warehouse Space 95,000 9.50 903 0.70 629 

 Lighting 95,000 7.50 713 0.65 463 
 Power 95,000 1.00 95 0.75 71 
 HVAC 95,000 1.00 95 1.00 95 

1.2 Office Space 5,000 100.00 500 0.92 461 
 Lighting 5,000 15.00 75 0.90 68 
 Power 5,000 25.00 125 0.75 94 
 HVAC 5,000 60.00 300 1.00 300 

1.3 External circulation / lorry park 100,000 3.00 300 0.60 180 
 Area Lighting 100,000 3.00 300 0.60 180 

2 
Area road lighting (Say 1 km dual 

carriageway) 1 15.00 15 1.00 15 

 Road Lighting - W/m of road  1 15.00 15 1.00 15 
    200,000 8.59 1,718 0.75 1,286 
 25%   429   

  Total     2,147     
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APPENDIX 7 CONTAINER STORAGE FACILITY - ELECTRICAL DEMAND  

Table Appendix 7-1 Container Storage Facility - Electrical Demand 

       

  Description m2 W/m2 Design kW Diversity Running kW 

1 
Distribution and Container Storage Depot 

Warehouse 121,406 21.02 2,552 0.79 2,024 
1.1 Container Storage @65% 109,265 9.50 1,038 0.70 724 

 Lighting 109,265 7.50 819 0.65 533 
 Power 109,265 1.00 109 0.75 82 
 HVAC 109,265 1.00 109 1.00 109 

1.2 Office Space@10% 12,141 100.00 1,214 0.92 1,120 
 Lighting 12,141 15.00 182 0.90 164 
 Power 12,141 25.00 304 0.75 228 
 HVAC 12,141 60.00 728 1.00 728 

1.3 External circulation / lorry park 100,000 3.00 300 0.60 180 
 Area Lighting 100,000 3.00 300 0.60 180 

2 
Area road lighting (Say 1 km dual 

carriageway) 1 15.00 15 1.00 15 
 Road Lighting - W/m of road  1 15.00 15 1.00 15 
    221,406 11.59 2,567 0.79 2,039 
 25%   642   

  Total     3,209     
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APPENDIX 8 FLOOD PLAIN LOCATION 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure Appendix 8-1 Indication of the extent of Flood Plain Affecting the Site 
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APPENDIX 9 SUPPORTING STATEMENT – MEDITERRANEAN SHIPPING COMPANY 
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