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CORE STRATEGY AND POLICIES DEVELOPMENT PLAN 

DOCUMENT REVIEW 2018. 
 

FOREWORD 

 

Following adoption of the Local Plan review in February 2017, the Council has been cooperating in the 

production of an aligned local plan with the Councils that adjoin the borough boundaries and share in the same 

housing market with the town.  The Council maintains the belief that the planning of our town is one of our key 

roles and as such we are, once again, pleased to set out our vision, objectives and strategy for the future 

development of Ipswich.  It is vital that we maintain up to date policies that conform with national guidance so 

that we can protect and enhance the townôs key assets. We continue to work for the townôs future and seek to 

manage changes that benefit the townôs existing residents, businesses and visitors. 

This is a review of the Councilôs Core Strategy and Policies document which sets our policies for the future 

development of the town and forms part of the Ipswich Local Plan. The new Plan will cover the period from 2018 

to 2036 (so the Council may use much of the evidence base previously agreed at Public Examination in 

2016/17), which takes key national guidance from the 2018 National Planning Policy Framework into account. 

The national challenges facing us in the delivery of housing and in our town centres means that this local plan 

has increased importance as the key strategy document that will help shape our response. We look forward to 

working with our partners to implement the strategy contained within this document. Accompanying this 

consultation document, a Site Allocations and Policies Development Plan Document adds site-specific detail to 

the strategy.  

To find out more please see the Councilôs website www.ipswich.gov.uk/localplan  or contact the Planning Policy 

team at the Council via planningpolicy@ipswich.gov.uk or telephone number 01473 432019. 

  

Councillor Carole Jones 

Portfolio Holder for Development 

November 2018 
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CHAPTER 1: Introduction 
 
1.1. What the Document Covers 

 

1.2. This document is the Core Strategy and Policies Development Plan Document for Ipswich. It forms part of 

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

¶ Firstly it sets out a strategic vision and objectives to guide the development of the town (Chapter 6); 

¶ Secondly it promotes the spatial strategy for the development of the town to 2036 through strategic 

policies (Chapter 8); and 

¶ Thirdly, it provides a suite of policies to control, manage and guide development across the Borough 

(Chapter 9). 

 

1.3. It also includes two non-policy based areas. Firstly a section on the context to the whole document which 

explains, amongst other things, the planning system (Chapter 2), the New Anglia Local Enterprise 

Partnership (Chapter 3), the Duty to Co-operate (Chapter 4), and an explanation as to how all Ipswich's 

planning documents fit together (Chapter 1). It also paints a picture of Ipswich in terms of its geography, 

history and character and provides some facts about Ipswich as a place (Chapter 5). Secondly, there is a 

section on implementation, targets and monitoring proposals (Chapters 10, 11 and 12). 

 

1.4. At the back of this document there are a limited number of appendices providing more detail to the 

policies, for example on open space standards. 

1.5. How the document is structured 

 

1.6. Each of the two main policy chapters (8 and 9) follows the same broad structure. In each case a policy is 

identified and then structured into the following sections: 

 

¶ A short introduction to the issue, where needed; 

¶ The policy; and 

¶ The justification for the policy, how it supports plan objectives and guidance on its implementation.  

 

1.7 The purpose of the document 

 

1.8 This document sets out the strategy for the future development of Ipswich to 2036. It indicates broadly 

how and where the Borough will accommodate development to meet local needs identified through the 

evidence base. It also explains how it will ensure this is done in a sustainable way. It contains detailed 

policies to enable the management of development in Ipswich. Proposed development will be assessed 

against all relevant policies contained within this plan, the Site Allocations and Policies (Incorporating IP-

One Area Action Plan) Development Plan Document and any other relevant plan.  

 

1.9 More fundamentally, the purpose of the document is to support the Council's 'place shaping' role. This 

involves the Council in showing community leadership and working closely with partners locally, to ensure 

that Ipswich's problems are tackled and that a shared vision for the future is realised in a coordinated way. 

1.10 The Local Plan consists of a series of documents that together will guide development in Ipswich (for 

more information see Chapter 2). 

 

1.11 The Local Plan itself sits in a context of many more plans and strategies prepared at sub-regional and 

local levels to guide the work of the Council and its partner organisations. Some of the key sub-regional and 

local strategies are illustrated in Diagram 1. 
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Diagram 1 
Context for the Ipswich Local Plan  

 
 
 
 
 
 
 
 
 
 
 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  
 

 

 

1.12 The status of the document 

1.13 The adopted Core Strategy and Policies Development Plan Document is formally part of the 

development plan and therefore has significant weight via the Planning and Compulsory Purchase Act 

2004 - i.e. 

 

ñ... for the purpose of any determination to be made under the planning Acts the determination must be 

made in accordance with the (development) plan unless material considerations indicate otherwise.ò 

(Section 38(6) of the Act). 

 

1.14 The Council is required to keep the plan under review and this review updates the adopted plan of 

February 2017. 

 

Local Plan 

University of Suffolk and Suffolk 
New College Plans 

Voluntary and Community Sector 
Partnerships 

Suffolk Sustainable Community 
Strategy 2008-2028 

NHS England (NHSE) 
Ipswich and east Suffolk Clinical 

Commissioning Group 
NHS Property Services Ltd 

(NHSPS) 

Suffolk Mental Health Partnership 

Ipswich Borough Council: 
Corporate Plan: Building a Better 

Ipswich 2017 
Allotment Strategy 

 
Drainage and Flood Defence Policy 

Economic Strategy 
Environment Strategy 

Housing Strategy 
Open Space and Biodiversity Policy 

Play Strategy 
 

Tree Management Policy 

Policing Plan and Safer 
Neighbourhoods 

Suffolk County Council Children 
and Young People Strategy 

Suffolk County 
Council Waste and 
Minerals Local Plan 

New Anglia Local Enterprise 
Partnership: Economic Strategy for 

Norfolk and Suffolk 2017; 
Integrated Transport Strategy 2018  

Suffolk Growth Strategy 

Ipswich Central and óTurning our 
Town Around ï Advancing the 
Vision to Create East Angliaôs 

Waterfront Townô 

Suffolk County Council Local 
Transport Plan 

Suffolk County 
Council Waste and 
Minerals Local Plan 

Suffolk County Council Education 
and Learning Infrastructure Plan 
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CHAPTER 2: The Planning System  
 
2.1 The current development planning system was established through the Planning and Compulsory 

Purchase Act 2004 and subsequent amendments, such as the Localism Act 2011 which introduced 

neighbourhood plans.  The national approach to planning policy is explained in the new National 

Planning Policy Framework (NPPF 2018), Planning Practice Guidance and other documents covering 

specific topics such as the Marine Policy Statement and Planning Policy for Travellers Sites.  The NPPF 

2018 maintained the presumption in favour of sustainable development.  For plan making, this means 

that local planning authorities should plan positively to meet the development needs of their area, and 

meet objectively assessed needs unless the adverse impacts of doing so would ósignificantly and 

demonstrably outweigh the benefitsô, or specific policies of the NPPF indicate that development should 

be restricted.  The NPPF also contains national land use policy on matters such as the economy, town 

centres, transport, housing and good design.  Policies in the NPPF are supplemented by the National 

Planning Practice Guidance (NPPG), an online set of guidance on implementing the policies in the 

NPPF.  

 

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

 

ñ... for the purpose of any determination to be made under the planning Acts the determination must be 

made in accordance with the (development) plan unless material considerations indicate otherwise.ò 

 

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

adopted by the Borough Council as part of the Local Plan.  

 

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

with the Local Plan.  

 

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

Map will remain extant until replaced through other development plan documents (DPDs) to be 

prepared as part of the Ipswich Local Plan. 

 

Notes to diagram 

¶ The Statement of Community Involvement Review, adopted in March 2018, sets out how people 

will be involved within the planning process; 

¶ The Core Strategy and Policies Development Plan Document (i.e. this document) sets out the 

strategy for the development of the town and also includes policies that will seek to guide and 

manage development; 

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

Document and policies map will highlight land that is the subject of designations that means it will 

be protected, and identify allocations of land for specific types of development. It will also set out 

the vision for an urban renaissance for a large part of central Ipswich and provide design 

guidelines; 

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

detail to support the implementation of policies in the development plan documents, or site 

development briefs.  
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 Diagram 2 Ipswich Local Development Scheme 
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2.6 A key element of the planning system is the requirement to undertake Sustainability Appraisal and 

Strategic Environmental Assessment as documents are produced. The Sustainability Appraisal involves 

assessing strategic alternatives, policies and proposals against social, economic and environmental 

objectives to identify possible negative impacts. Policies are modified in response to the results, to ensure 

that harmful impacts are avoided or mitigated. Strategic Environmental Assessment focuses solely on 

environmental impacts. A Sustainability Appraisal Report setting out the Councilôs work in both areas will 

be published for consultation alongside this document. 

 

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

assessment of the potential effects of a proposed plan on sites of European importance for nature 

conservation. These include sites, often known as Natura 2000 sites, designated as Special Areas of 

Conservation (for habitats, and species except birds) or Special Protection Areas (for birds). Government 

policy in the National Planning Policy Framework applies the same protection to Ramsar sites also. The 

Orwell and Stour Estuaries are designated as a Special Protection Area and Ramsar Site. 

 

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

designated habitat. A report published alongside this document explains the findings of the Appropriate 

Assessment. Where policies or proposals have been included in order to address the findings of the 

Appropriate Assessment, it is explained in the reasoned justification. 

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

NPPF was further updated in 2018. In response, the Council introduced and maintains a presumption in 
favour of sustainable development, which is set out in policy CS1 of this document. The NPPF also 
requires that  local planning authorities ensure that their Local Plan meets the full objectively assessed 
needs for market and affordable housing in the housing market area over the plan period in this case to 
20361. 

                                                 
1 National Planning Policy Framework, paragraph 47, p. 12 
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CHAPTER 3: The Local Enterprise Partnership  

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

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

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

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

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

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

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

 
4.2 Local planning authorities must demonstrate at the Local Plan examination how they have complied with 

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

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

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

¶ Environment Agency 

¶ Historic England 

¶ Natural England 

¶ Civil Aviation Authority 

¶ Homes England  

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

¶ National Health Service Commissioning Board 

¶ Office of Rail Regulation 

¶ Highway Authority 

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

Strategy Review and the draft Site Allocations and Policies (incorporating IP-One Area Action Plan) 
Development Plan Document. The Council is actively engaged with Suffolk County Council and the 
neighbouring councils of East Suffolk, (Suffolk Coastal / Waveney Councils) and Babergh / Mid Suffolk 
on strategic growth matters, through the Ipswich Strategic Planning Area Board (ISPA). The Ipswich 
Strategic Planning Area is an area that has long been used for strategic planning purposes around 
Ipswich and consists of the Borough Council area plus a number of surrounding parishes. A map 
showing the area covered by the ISPA Board is included in Chapter 8.   

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

gathering and agreement on joint approaches to the scale and distribution of future growth, cross-
boundary green infrastructure and strategic transport matters. Policies ISPA 1 ï 4 of the Core Strategy 
Review sets out the Councilôs policy approach to the Ipswich Strategic Planning Area. 
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CHAPTER 5: Ipswich - The Place 
 

5.1 Ipswich in context 

 

5.2 Ipswich is the county town of Suffolk and a major centre of population, economic activity and growth in 

the Eastern Region. It is a key centre in the New Anglia Local Enterprise Partnership region covering 

Norfolk and Suffolk. Map 1 below shows Ipswich in context. 

 

5.3 The town performs a regional role in delivering growth and performing as a major employment, shopping 

and service centre, and a focus for transportation. There is in Ipswich also an ongoing need for 

regeneration to address pockets of deprivation in some of the disadvantaged and physically more run 

down areas of the town.  

 

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

proportions of elderly residents, high unemployment; lower-than average skill level; income deprivation or 

crime. For example unemployment in Ipswich is higher than that for the eastern region as a whole and 

the national average, while areas with higher than average pensioner households have implications for the 

future distribution of health and social care. 

 
MAP 1: Ipswich in its sub-regional context  

 
 

 
 

 
 

5.5 Ipswich the town 

 

5.6 As an engine of growth for the East of England, Ipswich has a thriving commercial sector, ICT sector 

linked to Adastral Park, business and financial services sector and a significant port.  It is a centre for 

education, including the University of Suffolk on the Waterfront, which offers a programme of teaching 

and research in key sectors. Ipswich also provides a wide range of cultural, sporting and retail provision, 

which serves the needs of the sub-region. The town has a diverse and multicultural population, and is 

one of the fastest growing urban centres in the UK. 
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5.7 Ipswich is developing dynamically and prosperously and has strong prospects for growth.  Finance, IT and 

business activities account for  one quarter of the workforce, with a similar proportion for distribution, 

hotels and restaurants, the latter demonstrating the role of Ipswich in sub-regional tourism and the strong 

night-time economy. This growth is supported at a central, sub-regional and local government level, enabling 

Ipswich to develop while acknowledging the sense of place established by many historic buildings and 

areas and its large landscaped parks. Partners have agreed a Greater Ipswich City Deal with the 

Government with a focus on tackling skills levels and low wages.   

 

5.8 The town is well connected in the transport network. Train services provide access to London in just over 

an hour and links to Norwich, Cambridge and Peterborough, but the network also serves the East Coast 

and Felixstowe, all essential routes for containerised freight. Ipswich is also closely connected to the trunk 

road network with the A12 giving access to London, the M25 and Stansted Airport and the A14 linking the 

Midlands and the Port of Felixstowe. Nevertheless, there are congestion and capacity issues. 

 
5.9 The table below sets out some of the townôs vital statistics: 
 

Population 117,200 (2001) 
133,384 (2011) 
136,400 (2014) 
138,500 (2017) (Nomis) 

Number of Economically 
Active People 

70,900 (79.6%) (April 2016 ï March 2017)  
70,300 (79.3%) (April 2017 ï March 2018) (Nomis) 

Number of Employed 
People 

67,600 (75.7%) (April 2016 ï March 2017) 
67,300 (75.9%) (April 2017 ï March 2018) (Nomis) 

Employment Sectors 
(employee jobs) (Nomis 
2016) 

Mining and Quarrying  0 (0.0%) 

Manufacturing 2,250 (3.2%) 

Electricity, Gas, Steam and Air 
Conditioning Supply 

1, 500 (2.1%) 

Water Supply 300 (0.4%) 

Construction 3,000 (4.2%) 

Wholesale and Retail  11,000 (15.5%) 

Transportation and Storage 4,500 (6.3%) 

Accommodation and Food 
Service activities 

4,000 (5.6%) 

Information and Communication  1,750 (2.5%) 

Financial and Insurance Activities 5,000 (7.0%) 

Real Estate Activities  900 (1.3%) 

Professional, Scientific and 
Technical Activities 

3,500 (4.9%) 

Administrative and Support 
Service Activities 

8,000 (11.3%) 

Public Administration and 
Defence 

4,500 (6.3%) 

Education 5,000 (7.0%) 

Human Health and Social Work 
Activities 

12,000 (16.9%) 

Arts, Entertainment and 
Recreation 

2,500 (3.5%) 

Other Service Activities 1,250 (1.8%) 

Number of Self-Employed 
People 

8,400 (9.5%) (East 11.2%) (Great Britain 10.6%) (April 2016 ï 
March 2017) 
9,000 (9.8%) (East 11.6%) (Great Britain 10.6%) (April 2017 ï 
March 2018) (Nomis) 

Unemployment 3,600 (5%) (East 3.5%) (Great Britain 4.7%) (April 2016 ï March 
2017) 
3,300 (4.6%) (East 3.7%) (Great Britain 4.3%) (April 2017 ï 
March 2018) Nomis  

Number of Businesses  3,865 (2016) 
4,065 (2017) Nomis 
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Ethnic group (non-white 
British) 

11% (2011) Census 

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

Average Annual House 
Building (2011 to 2017) 

305.5 dwellings per annum (including assisted living units)  

Average percentage of 
housing built on previously 
development land (2011 to 
2017) 

79% 

 

5.10 Much of the recent development in the town has been focused around four key central areas: the 

Waterfront, Portman Quarter, town centre and Education Quarter. 

 

5.11 Ipswich Waterfront in the 19th Century was briefly the largest wet dock in England. Today it is the 

location for the largest single regeneration project in the East of England and the focus of huge commercial, 

cultural and institutional investment such as the regional home for Dance East and the University of 

Suffolk. New buildings benefit from being immediately south of the town centre and connected to it by 

attractive historic streets. This investment has assisted in the provision of jobs, new housing and 

educational opportunities. 

 

5.12 Progressive regeneration is creating space for a vibrant new cultural, residential, business and leisure 

area, complementing the existing marina facilities. Along the northern and eastern quays in particular former 

industrial uses and tall storage silos are being replaced with new architecture in a variety of styles and 

materials. Generally the new buildings reflect a similar scale and do not detract from those parts of the 

historic core that extend down to the Waterfront. These strikingly scaled new buildings have largely 

created their own special character. 

 

5.13 The large scale regeneration of Ipswich Waterfront has also encouraged new interest from businesses. 

On the western bank of the river, Felaw Maltings and the IP-City business centre are both now in demand 

for their top quality business space, providing facilities for over 800 workers. On the Waterfront itself, one 

of the townôs largest legal practices has chosen to relocate its offices into one of the converted 19th 

Century industrial buildings adjacent to the historic Old Custom House. 

 

5.14 To the south-west of the central area, Portman Quarter offers a further choice of employment and 

residential sites. This is already the location of headquarters for Ipswich Borough Council and Suffolk 

County Council as well as Suffolk Life, Ipswich Crown Courts, Ipswich Town Football Club and AXA 

Insurance among others. This location is well placed for further commercial and institutional uses because of 

its close proximity to the town centre, the Waterfront and Ipswich railway station. 

 

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

Central. The company has been established to manage the town centre in a new way and bring investment 

into the retail heart of Ipswich to benefit businesses, residents and visitors. Ipswich Central has the twin 

aims of promoting and managing the town centre.  Through the Ipswich Vision partnership project, it aims 

to work with stakeholders to create a successful county town centre.  

 

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

Education Quarter for the University Campus Suffolk, established on and closely related to the 

Waterfront. This area is the focus of more than £150m investment which brought a brand new campus to 

the centre of Ipswich in an innovative partnership between the University of Essex and University of East 

Anglia. Its landmark building on the Waterfront opened in 2008 followed by Athena Hall, a student 

accommodation block in 2010 and the James Hehir building in 2011. In August 2016 the University 

gained independence as the University of Suffolk.  

 

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

of Ipswich's further education facility - Suffolk College. A £59m development of the Suffolk New College 

was completed in 2009. Both these new education facilities will improve and increase the opportunities and 

choices for Ipswich. It is anticipated that these will spark further commercial, cultural and academic 

developments. 
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5.18 The Physical Development of Ipswich 

 

5.19 Ipswich is a large town of great historic and 

archaeological importance, with origins in the 

7th Century. The town centre, by an accident of 

topography, retains the physical character of 

a much smaller market town. This is partly 

because the prevailing scale of the town 

centre is still predominantly that of its 

medieval and earlier origins - rarely 

exceeding four-storeys in height - and partly 

because the town centre sits in a shallow 

drainage basin of the River Gipping with well 

landscaped Victorian developments and large 

parks which disguise the extent of modern 

development which extends beyond it, 

especially to the east. 

 
5.20 Although recent redevelopment of tall, late 

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

 
5.21 Historically, drainage constraints have 

inhibited development to the north of Ipswich 
and the character of the surrounding 
countryside infiltrates into the built-up area 
where Christchurch Park extends southward 
to the northern edge of the medieval core of 
the town. The former tidal basin that became 
the 19th Century Wet Dock also constrained 
the development of Ipswich with houses 
fanning out westward along the Gipping valley 
and over a largely flat plateau to the east. 

 
5.22 These physical constraints and historical form 

of Ipswich have significant consequences for 
modern day traffic movement, particularly the 
location of Christchurch Park to the north of the 
medieval core and the Wet Dock and river to the 
south. All of these features are important to the 
character of Ipswich and as conservation 
areas are also major protected heritage assets. 
They in effect confine traffic to only three 
'crossing- points': Colchester Road north of 
the park; Crown Street north of the core; and 
Star Lane - College St/Key Street north of the 
dock. Opportunities to radically change the 
traffic patterns within Ipswich are therefore 
significantly restricted by existing development 
and physical features. 

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

almost entirely two-storey inter-war and post war suburban development. Whilst there are some notable 
exceptions, much of it is of indifferent architectural quality and lacks the landscaping and open space that 
would have helped establish a strong localised sense of place. 
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5.24 Key challenges for Ipswich over the Plan Period  

 

5.25 Over the plan period to 2036 the issues and challenges mainly stem from how Ipswich can manage and 

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

 

¶ accommodating growth in a way that enhances Ipswich's character and unique sense of place,  

residents' quality of life and the townôs biodiversity; 

¶ strengthening the role of Ipswich town centre in response to ongoing changes to the way in which it 

serves Ipswichôs residents and visitors; 

¶ using regeneration opportunities to address deprivation, make places safer and create opportunities for 

all; 

¶ managing the additional travel demands that growth will generate and guiding as many trips as 

possible to sustainable modes for the good of the environment, economy and health; 

¶ maintaining accessibility to goods and services in Ipswich including to those living outside its 

boundary; 

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

¶ protecting and supporting appropriately located industrial and business activity; 

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

¶ ensuring that infrastructure provision keeps pace with growth and addressing gaps in access to fast 

broadband; and 

¶ supporting the completion of key regeneration priorities at the Waterfront.  
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CHAPTER 6: Vision and Objectives 
 

6.1 Introduction 

 

6.2 It is vital that the Ipswich Local Plan is led by a vision and a series of objectives that link appropriately to 

wider aims for the Borough and beyond.  

 

6.3 It is also important that the vision and objectives are specific to Ipswich and are not entirely bland statements 

that would be suitable for any urban area in the country. 

 

6.4 The Core Strategy is central to this process and should provide a strategic vision and strategic objectives 

that the rest of this document and others within the Local Plan should be in conformity with. Part D sets 

some targets for measuring the success of the suggested objectives. 

 

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

 

6.6 With regard to the Objectives there is a clear inter-relationship between them and many of the policies in 

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

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

and visit Ipswich, by supporting growth and ensuring that development happens in a sustainable 

manner so that the amenities enjoyed by local people are not harmed and the town is enhanced. 

 

 By 2036, Ipswich town centre will embrace a greater mix of uses providing opportunities for shopping, 

leisure and cultural activities, learning, working and living.  The town centre, Waterfront and Portman 

Quarter will provide a range and choice of higher density homes to meet needs including on a 

redeveloped Island Site, whilst recognising that not everyone wishes to live in a flat. The Princes Street 

corridor will be a busy office quarter providing modern, flexible Grade A floorspace. Movement around 

the town centre will be easiest by foot and cycle, using an integrated network of safe, convenient and 

attractive routes, supported by a high-quality public transport network. The town centre will be inclusive, 

addressing the needs of the less mobile within a high quality public realm.  

 

 Outside central Ipswich, thriving district and local centres will provide local shopping, leisure and services close 

to people's homes and be at the hub of strong and cohesive communities. Three new neighbourhoods 

will be completed at Ipswich Garden Suburb with housing delivered alongside a country park and 

highway, water, energy, education, green and health infrastructure. 

 

By 2036, a range of new homes will be provided across the Borough and within the Housing Market Area 

to meet needs. The Ipswich economy will have grown hand in hand with the skills and knowledge of the 

local workforce, providing opportunities for all as part of a strong and prosperous Ipswich Functional 

Economic Area supported by a successful university.  Growth will be supported by modern, fit for 

purpose infrastructure, and Ipswich will be well connected and offer a range of sustainable transport 

modes to all its users. 

  

 The distinctive network of beautiful parks and open spaces, green infrastructure and open water will be 

protected and enhanced, to support their use by people and wildlife.  The townôs tree canopy will be 

extended and opportunities taken to enhance biodiversity and adapt to climate change. The townôs built 

and natural heritage will be conserved and enhanced and growth will respect the character and 

distinctiveness of neighbourhoods within Ipswich.  

 

The Ipswich of 2036 will have grown and changed in ways that respect the past and look to the future; it 

will be a county town that everyone in Suffolk will feel proud of. 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

19 

 

THE OBJECTIVES 

 

6.8 The following twelve strategic objectives will guide the Local Plan   

 

1. High standards of design will be required in new development. Development must be sustainable, 

environmentally friendly and resilient to the effects of climate change. Standards of acceptability will be 

raised progressively from 2006 (Building Regulations) levels for all developments in the town in terms 

of design and environmental performance. 

 

2. Every development should contribute to the aim of reducing Ipswich's carbon emissions below 2004 

levels. 

 

3. At least: (a) 8,622 new dwellings shall be provided to meet the needs of Ipswich within the Ipswich 

Housing Market Area between 2018 and 2036 in a manner that addresses identified local housing needs 

and provides a decent home for everyone, with 31% at the Ipswich Garden Suburb and 15% in the 

remainder of the Borough being affordable homes; and (b) approximately 15,580 additional jobs shall be 

provided in Ipswich to support growth in the Ipswich Strategic Planning Area between 2018 and 2036  

 

4. The development of the Borough should be focused primarily within the central Ipswich óIP-Oneô area, 

Ipswich Garden Suburb and within and adjacent to identified district centres (these areas are identified 

on the key diagram). 

 

5. Opportunities shall be provided to improve strategic facilities in Ipswich by: 

 

¶ Significantly enhancing the town centre in terms of the range and quality of the shops, the 

cultural and leisure offer and the public realm; 

 

¶ Extending the strategic greenspace, ecological network and canopy cover; and 

 

¶ Continuing to support the development of the University of Suffolk and Suffolk New College. 

 

6. To improve accessibility to and the convenience of all forms of transport, and achieve significant modal 

shift from the car to more sustainable modes. This will: (a) promote choice and better health; (b) 

facilitate sustainable growth, development and regeneration; (c) improve integration, accessibility and 

connectivity; and (d) promote green infrastructure as alternative ógreenô non-vehicular access around 

the town and urban greening of existing routes. Specifically: 

 

¶ Significant improvements should take place to the accessibility to and between the three key 

nodes of: the railway station (including the wider Portman Quarter environment), the 

Waterfront (and particularly the Education Quarter) and the Central Shopping Area; 

 

¶ Additional east-west highway capacity could be provided within the plan period in the 

Ipswich area to meet the needs of the wider population and to provide the potential to 

reallocate some central road space;  

 

¶ Comprehensive, integrated cycle routes should be provided; and 

 

¶ Ipswich Borough Council aspires to an enhanced public transport system.  

 

7. Enhanced flood protection including a tidal surge barrier to be in place to protect the town's existing 

and expanding communities from the threat of tidal flooding. 

 

8. To protect and enhance high quality, accessible strategic and local open spaces rich in biodiversity 

and geodiversity for people to visit and use, and conserve and enhance the historic environment 

and landscape character of Ipswich, including historic buildings, archaeology and townscape. 
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9. To retain and provide high quality schools, health facilities, sports and cultural facilities and other key 

elements of community infrastructure in locations accessible by sustainable means and in time to meet 

the demands put on such services from the town's growth and ageing population. 

 

10. To tackle deprivation and inequalities across the town. 

 

11. To improve air quality and create a safer, greener, more cohesive town. 

 

12. To work with other local authorities in the Ipswich Strategic Planning Area and with community partners to 

ensure a co-ordinated approach to planning and development. 

 

6.9 Spatial Strategy - How will the vision and objectives be achieved? 

 

6.10 The spatial approach to delivering sustainable growth in Ipswich is to pursue a strategy of urban 

renaissance in central Ipswich (policy CS2). It continues the approach set out in the 1997 Ipswich Local 

Plan that has seen a transformation of the Ipswich Waterfront, and the beginnings of change to a 

more vibrant mixed use area in the Portman Quarter (formerly Ipswich Village). It offers the most 

sustainable way to accommodate growth in Ipswich, because: 

 

¶ it makes the best use of previously developed land; 

 

¶ it places new residents in close proximity to jobs, shops, leisure and cultural facilities and public 

transport nodes, to support sustainable lifestyles; 

 

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

 

¶ it enhances the vitality and vibrancy of the central area, reinforcing its role as a county town and 

regional centre; and 

 

¶ it addresses social needs by tackling issues of social and economic deprivation. 

 

6.11 The strategy also reflects Ipswich's status as a regional priority area for regeneration, to help address 

issues of social and economic deprivation and in places a poor quality physical environment and social 

infrastructure. 

 

6.12 Focusing development into central Ipswich will contribute to tackling issues of deprivation and improving 

social inclusion, for example through locating jobs and services where they will be most accessible. In 

pursuing the strategy, the Council will work with community partnerships to ensure that the benefits of 

growth reach deprived neighbourhoods. There are already in existence examples of such joint working, 

through initiatives such as the Town and Bridge Project (which has now become part of ActivLives). 

 

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

Risk Zones 2 and 3. National policy (National Planning Policy Framework) requires a sequential approach 

to the location of development such that Flood Zones 2 and 3 are avoided if there are viable 

alternatives. In exceptional circumstances 'more vulnerable' development, such as housing or education 

development in Flood Zones: 2 and 3 may be possible if ówithin the site, the most vulnerable development 

is located in areas of lowest flood risk unless there are overriding reasons to prefer a different location; 

and development is appropriately flood resilient and resistant, including safe access and escape routes 

where required, and that any residual risk can be safely managed, including by emergency planning; 

and it gives priority to the use of sustainable drainage systemsô2 (the Exception Test). 

 

6.14 Ipswich is constrained by its tightly drawn borough boundary. The Borough has already accommodated 

significant post-war growth such that there are few opportunities for further expansion at the periphery.  

Thus, as well as the need for urban regeneration in central Ipswich, there is no realistic alternative to 

locating some development in Flood Zone 3. 

 

                                                 
2 National Planning Policy Framework  
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6.15 There is in place an agreed Ipswich Flood Defence Management Strategy and work began in December 

2008 to replace and raise the height of the floodgates in the Wet Dock lock. There is reasonable certainty 

that the Strategy will be implemented in full (it has DEFRA agreement) and it is anticipated that this will be 

achieved by 2019 (policy CS18). 

 

6.16 The flood defence strategy will reduce flood risk significantly. However the residual risks resulting from 

the possibility of overtopping, breach or failure of gates or walls need to be considered. All development 

needs to be safe and when ómore vulnerableô developments need to be sited in Flood Zone 3a, they 

should pass the sequential and exception tests described in the NPPF. The Councilôs Level 2 Strategic 

Flood Risk Assessment (SFRA) provides guidance on residual flood risk both for the situation before and 

after completion of the flood barrier. The SFRA also suggests a framework for safe development relevant to 

either case. This safety framework is detailed in the Councilôs Development and Flood Risk SPD 

(September 2013) and includes requirements for: 

 

¶ Structural safety of buildings; 

 

¶ Emergency plans for actions by emergency responders; 

 

¶ Emergency plans for evacuation and flood warning arrangements for users of buildings; 

 

¶ Temporary refuges; 

 

¶ Safe emergency access for Fire & Rescue Service; 

 

¶ Safe access/escape routes for building users; 

 

¶ Raised floor levels; and 

 

¶ Flood resilience measures. 

 

6.17 Thus, a significant number of Ipswichôs new homes will be provided within central Ipswich through sites 

that will be identified in the Site Allocations and Policies (incorporating IP-One Area Action Plan) Development 

Plan Document. As a secondary source of sites, land in the remainder of the urban area will also be 

identified, where possible located so as to provide ready accessibility for residents to existing local or district 

centres. Alongside the focus on the central area, the delivery of a significant number of homes through a 

sustainable urban extension on greenfield land at the Ipswich Garden Suburb will also occur during the plan 

period (see policy CS10).  A broad location for future development after 2031 is also identified in north-east 

Ipswich at the northern end of Humber Doucy Lane and Tuddenham Road. 

 

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

 

¶ Amend the Central Shopping Area boundary to provide for improved retail offer (sites for new retail 

development are allocated through the Site Allocations and Policies (incorporating IP-One Area 

Action Plan) Development Plan Document); 

 

¶ Define the town centre boundary and identify within it employment areas and sites for offices, 

hotels, and commercial leisure uses (again, sites will be identified in the Site Allocations and Policies 

(incorporating IP-One Area Action Plan) Development Plan Document); 

 

¶ Support the growth of the University of Suffolk and Suffolk New College, e.g. by protecting the 

Education Quarter land and buildings for linked uses; and 

 

¶ Support cultural and leisure facilities in the centre to attract visitors into the centre. 

 
6.19 In July 2015 a non-statutory document entitled óThe Vision for Ipswich: East Angliaôs Waterfront Townô was 

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

 

6.20 Ipswich is a key economic driver in the wider sub-region. Whilst the town centre is the hub of office-based 

activity, retail and leisure activity, and offers the opportunity for clusters to develop around the University 

Campus, and Ipswich Port is a focus for storage and distribution linked to marine trade, land is needed 

across the Borough to enable the provision of a range of new jobs across employment growth sectors. 

The Core Strategy sets out an approach to protecting employment sites and employment areas across 

the town to meet a variety of needs. Employment land allocations themselves will be made through the 

site-specific development plan document (see Core Strategy policies CS13 and DM32, and Site Allocations 

policy SP5). 

 

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

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

voluntary sector activity. 

 

6.22 Although the town centre is the focus for regeneration, many of the town's existing residents live in the 

suburbs. The town centre improvements will benefit those who use the centre, and efforts to encourage 

modal shift will support accessibility around the Borough by public transport, cycling and walking. In 

suburban neighbourhoods benefits from growth could include additional jobs provided in the established 

employment areas, the provision of additional community facilities and urban greening. 
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CHAPTER 7: The Key Diagram  
 

7.1 A key diagram is an important part of the Core Strategy and Policies document. It diagrammatically 

illustrates on a not-to-scale map of the town the spatial strategy set out within Chapter 6 of the document. 

 

7.2 The key diagram illustrates on a simple base map: 

 

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

Quarter (policy CS3); 

 

(ii) Key development locations identified including IP-One, and the District and Local Centres (from 

policy CS2); 

 

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

CS10);  

 

(iv) The broad location for development after 2031 proposed at the northern end of Humber Doucy 

Lane through policy ISPA4; and 

 

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

(policy CS16). 
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CHAPTER 8: The Spatial Strategy 
 

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

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

Plan. 

 

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

of Ipswich, based on an approach across the Ipswich Strategic Planning Area.  Following this is a strategic 

spatial approach to the development of the town; the next four relate to the components of 'live, 

work, learn and play', and the final section relates to infrastructure to support growth and 

development. 

 

The Ipswich Strategic Planning Area 

 

8.3 Through this Local Plan, the ambition for Ipswich is to boost economic growth and housing delivery, to meet 

needs, unlock potential and support cohesive communities.  However, Ipswich as the county town sits within a 

wider area, which demonstrates strong functional relationships. This wider area includes Mid Suffolk and 

Babergh Districts and Suffolk Coastal District, which all border Ipswich. Evidence produced as part of the 

production of the Local Plan demonstrates that the four authorities together form the Ipswich Housing Market 

Area and the Ipswich Functional Economic Area. The area has strong connections in terms of travel to work 

patterns and housing and commercial markets.  The area is shown on the map below. 

 

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

issues through the former Ipswich Policy Area Board (now the Ipswich Strategic Planning Area Board or ISPA 

Board). The ISPA Board provides a mechanism for the five authorities to develop, promote and deliver a vision 

for the Ipswich Strategic Planning Area and to co-operate on the preparation and monitoring of Local Plans and 

to share relevant evidence. This joint working is a fundamental part of planning in the area.  

 

Map 2 Ipswich Strategic Planning Area 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


