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INTRODUCTION

Context

These representations are submitted by Gladman in response to the Ipswich Local Plan Review {ILPR)

Publication Draft consultation.

Gladman has considerable experlence in the development industry across a number of sectors
including residential and employment development. From that experience, we understand the need
for the planning system to ensure that residents have access to the homes and employment
opportunities that are required to meet future development needs of the area and contribute

towards sustainable economic development.

Gladman speclalise in the promotion of strategic land for residential development and associated
community Infrastructure. Gladman also has a wealth of experience In contributing to the
development plan preparation process, having made representations on numerous local planning
documents throughout the UK and having participated in many Local Plan public examinations. It is

on the basis of that experlence that the comments are made in these representations.

Through this submission, Gladman have highlighted areas where the Local Plan’s policles require
further clarity or justification in order to be found sound at Examination, namely the need for an
effective approach to cross boundary strategic Issues. As such, Gladman formally request that we are
afforded the apportunity to discuss the issues ralsed at the Local Plan examination public hearing

sessions.

Structure of representations

These representations are structured to follow the consultation document where possible and will

cover the following key topic areas:
s National Planning Policy and Guidance
o Legal Compliance - Duty to Cooperate and Sustainabllity Appraisal
* Housing dellvery and detailed policies

In addition, Gladman have provided detalls of two strategic sites that we are promoting to the
neighbouring districts of Babergh and East Suffolk within Section 6 below. Both sites are Ideally
located to assist Ipswich Borough in meeting Its development needs over the plan period through
joint working with Its neighbouring districts under the Duty to Cooperate.




Ipswich Borough Councll - Local Plan Review

Gladrnan Developments Ltd,
February 2020

1.3

131

14

141

Plan Making

The NPPF19 sets out the four tests which 2 Local Plan must meet to be considerad sound:

© Posltively prepared — providing a strategy which, as a minimum, seeks to meet the area’s

objectlvely assessed needs; and Is Informed by agreements with other authorlties, so that

unmet need from nelghbouring areas is accommodated where it Is practical to do so and is

consistent with achieving sustainable development;

e Justified —an appropriate strategy, taking Into account the reascnable alternatives, and

based on proportionate evidence;

© Effective — deliverable over the plan period, and based on effective joint working on cross

boundary strategic matters that have been dealt with rather than deferred, as evidenced by

the statement of common ground; and

¢ Consistant with National Pellcy - enabling the delivery of sustalnable development in

accordance with the policies In thls Framework.

Overview of Soundness

Glven that this Is the Publication Draft of the ILPR it Is of critical important to conslder these tests and

whether the proposed policies and allocations would be meeting these at the polint that the plan Is

examined. Due to the Issues ralsed through this submission and summarised In Table 1 below,

Gladman conslder i necessary that we are given the opportunity to discuss our representations

further at the Examination in Public in due caurse.

Policy Sound / Test of Soundness Reason
Linsound /
Comment

Policy C32 — | Unsound | Justified, effective, | This poiicy falls to fully reflect and address the
Locatlon of positively prepared | wider strategic priorities. The Local Plan
develcpment and consistent with | strategy must be revisited so that it addresses

national policy unmet housing needs arlsing from the

Borough.

Pollcy €57 — | Unsound lustified, effective, | The policy falls to succinctly set out how the
Housing positively prepared | LPAs within the ISPA will ensure housing
requirement and consistent with | needs will be met in full over the pian period.

national pelicy The stepped trajectory Is not soundly based as

it will delay the delivery of housing neads.

Policy C510—- | Comment | Justified, effective, | The Coundl and Its neighbeuring authorities
Ipswich positively prepared | have falled to consider alternative sustainable
Garden and consistent with | growth opportunitles to meet unmet housing
suburb nztional policy heeds over the plan period.
Pollcy CS12 - | Unsound | Justified, effective, | The leve! of affordable housing to be
Affordable positively prepared | dellvered by this pollcy will fall to meet the
housing affordabie housing needs of the Borough.
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and consistent with

natlonal policy
Policy €513 — | Unsound | Justified, effective, | The Local Plan needs to promote a strategy
Economic positively prepared | which encourages economic development.
development and consistent with

national policy

Table 1
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2.1

2.1.1

212

213

NATIONAL PLANNING POLICY

Revised National Planning Policy Framework

On 24% july 2018, the Ministry of Houslng, Communities and Local Government {MHCLG} published
the revised Natlonal Planning Poilcy Framework (NPPF18). This publication formed the first revision
of the Framework since 2012 and Implemented changes Informed by the housing white paper (2017)*,
the "Planning for the right homes in the right places’ consultation (2017} and the draft NPPF (2018)

consultation.

The 2018 version of the NPPF was Itself superseded on 19% February 2019, with the latest version
amending policy regarding Appropriate Assessment, as well as other minor clarifications to wording.
These representations have been prepared on the basls of the revised NPPF (NPPF13) and unless
otherwise stated any NPPF references are In relatlon to the 2019 version of the national policy.

The revised Framework introducas a number of major changes to naticnal policy. The changes
reaffirm the Govenment’s commitment to ensuring up-to-date plans are In place which provides a
positive vision for the areas they cover. These should outline the housing, economic, social and
environmental priorities to help shape future local communities. in particular, paragraph 16 of the

NPPF states that Pians should:

“be prepared with the objective of contributing to the achlevement of sustainable
development;

be prepared positively, In a way that Is aspirational but deliverable;

be shaped by early, proportionate and effective engagement between plan-makers
and communitles, local organisations, businesses, infrastructure providers and
operators and statutory consultees;

contaln policles that are clearly written and unambiguous, so it Is evident how a
decision maker should react to development proposals;

be accessible through the use of digital tools to assist public involvement and policy
presentation; and

L rtment

fwh

for Communities and Local Government. {2017]. ‘Fixing our broken housing market’. Avallable at:
Y KO ROVE = plications/Tixing-pur-broken-housing-ma

Bl BOVE
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2.15

2.1.6

221

serve a clear purpose, avoiding unnecessary duplication of policies that apply to a
particular area (including policies In this Framework, where relevant).”

To support the Government’s continued objective of significantly boosting the supply of homes, it is
important that the Local Plan provides a sufficlent amount and variety of land that can come forward
where It is needed and that the needs of groups with specific housing requirements are addressed

and land with permission Is developed without unnecessary delay.

Once the minimum number of homes that are required Is Identifled, the strategic planning authority
should have a clear understanding of the land available in their area through the preparation of a
strategic housing land availabllity assessment. In this regard, paragraph 67 sets out speclfic guldance
that local planning authoritles should take Into account when identifying and meeting their housing
needs. It states:

“Strategic policy-making authorities should have a clear understanding of the land
avallable in their area through the preparation of a strategic housing land availablilty
assessment. From this, planning policles should identify a sufficient supply and mix of
sites, taking Into account thelr avaltability, sultablitty and likely economic viability.
Planning policies should identify a supply of:

a) specific, deliverable sites for years one to fiva of the plan perlod; and

b) specific, developable sites or broad locations for growth, for years 6-10 and,
where possible, for years 11-15 of the plan.”

Once a local planning authority has Identified its housing needs, these needs should be met in full,
unless any adverse Impacts would significantly and demonstrably outwelgh the benefits of doing so.
This Includes considering the application of policies such as those relating to Green Belt and AONB
and giving conslderation as to where or not these provide a strong reason for restricting the overall
scale, type and distribution of development (paragraph 11b)i.). Local planning authorities should seak
to achieve each of the economic, soclal and environmental dimensions of sustainable development,
resulting in net galns across all three. Adverse Impacts on any of these dimensions should be avolded
but where significant adverse Impacts are unavoldable, suitable mitigation measures should be

proposed or, where this Is not possible, compensatory measures should be considered.

Planning Practice Guidance

The Planning Practice Guidance {PPG} provides additional guidance to be read alongside the NPPF.
Numerous updates have been made to the PPG in September 2018 to reflect the changes in approach
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brought through the revised NPPF. Further changes have been made to the PPG throughout 2019,
Relevant references from the guidance contained in the PPG are made within this submission.
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3.1

311

3.1.2

313

3.2

321

3.2.2

LEGAL REQUIREMENTS

Sustainability Appraisal

In accordance with Section 19 of the Pianning and Compulsory Purchase 2004, policies set out in Local
Plans must be subject to a Sustainabllity Appralsal {SA), and also incorporate the requirements of the
Environmental Assessment of Plans and Programmes Regulations 2004 (the SEA Regulations).

The SA/SEA s a systematic process that should be undertaken at each stage of the Plan’s preparation,
assessing the effects of the ILPR proposals on sustainable development when judged agalnst all
reasonable alternatives. The Council must ensure that the future results of the SA clearly justify its
policy choices. In meeting development needs of the area, It should be clear from the results of the
assessment why some policy options have been progressed and others have been rejected. This must
be undertaken through a comparative and equal assessment of all reasonable altemnatives, in the
same level of detall for both chosen and rejected alternatives. The Councll’s decislon making, and
scoring should be robust, justified and transparent and should be undertaken through a comparative
and equal assessment of each reasonable alternative. Too often the 5A process flags up the negative
aspects of development whilst not fully considering the positive aspects which ¢an be brought about
through new opportunities for housing development and how these can influence landscape issues,

soclal concerns and the economy.

In accordance with the SEA Regulations, the Council must take account of all reasonable alternatives
when assessing and selecting their preferred policy choice. It Is Integral to this process that each
reasonable alternative is assessed to the same degree of detail as the authority’s preferred option

and should only be rejected after a falr and comparable assessment of its sustainabillty credentlal.

Duty to Cooperate

The Duty to Cooperate (DtC) Is a legal requirement established through sectlon 33(A} of the Planning
and Compulsory Purchase Act 2004, as amended by Section 110 of the Localism Act. The DtC requires
local planning authorities to engage constructively, actively and on an ongoing basls with
neighbouring authorities on cross-boundary strateglc issues through the process of ongeing

engagement and collaboration.

The NPPF (2018) had introduced a number of significant changes on how local planning authorities
are expected to cooperate, Including the preparation of Statement(s) of Commen Ground {SoCG)
which are required to demonstrate that a plan Is based on effective cooperation and has been based
on agreements made by neighbourlng authorities where cross boundary strategic Issues are likely to

exist. The NPPF (2019) sets out that local pianning authorities should produce, maintain and update

10




Ipswich Borough Councll - Local Plan Review Gladman Developments Ltd.

February 2020

3.23

3.24

3.25

3.25

3.2.7

ene or more S50CG throughout the plan making process. The SoCG should provide a written record of
the progress made by the strategic plan making authorities during the process of pianning for strateglc
cress-boundary matters and will need to demonstrate the lengths local authorities have taken to
ensure cross boundary matters have been considered and what actions are required to ensure Issues

&re preactively dealt with l.e. unmet housing needs.

As demonstrated through the outcome of the St Albans Local Plan examination, if a Council falls to
satisfactorlly discharge Its DtC a Planning Inspactor must recommend non-adoption of the Plan. This
legal test cannot be rectified through modifications.

Gladman recognise that the DtC Is a process of ongoing engagement and collaboration as set out in
the PPG It Is clear that the Duty Is Intended to produce effective policles on cross boundary strategic
matters. In this regard, the Councli must be able to demonstrate that It has engaged an worked with
nelghbouring authorities, alongside thelr existing JoInt work arrangements, to satisfactorily address
cross boundary strategic issues, and the requirement to meet any unmet housing needs. This Is not
simply an issue of consultation but a question of effective cooperation to ensure that the borough’s

housing needs are met In full.

Any issues of unmet housing need arising from relevant neighbouring local authorities must be fully
considered through the preparation of the Local Plan, working under the auspices of the DtC and
agreements and evidenced through 50CG. To achleve this, It is vial that this matter is carefully
explored through Joint working with all other local planning authorities within the HMA, {ozether with
any other relevant local authorltles that the HMA hes a clear functicna! relationship with, ‘Where
necessary, a strong policy mechanism will be required within the Local Plan to demonsirate that
unmet housing needs arising from relevant nelghbouring authorities and those with a clear functional

relationship will be met during the plan period.

In Iight of the above it Is noted that the starting point in the wider strategic planning area {covering
East Suffolic, Mid Suffolk District Council and Babergh District) Is for local authorities to meet their
own housing needs within their own boundary. However, the ability of Ipswich Borough to meet Its
development needs in full over the plan period requires the commitment of neighbouring authorities
to assist in meeting Its housing needs due to the nature of the administrative boundary.

it Is recognised that the local authorities of Babergh, Mid Suffolk, Suffolk Coastal, Ipswich and Suffolk
County signed a MoU in June 2016, which scught to ensure an approach whereby strateglc local
planning policy becomes consistent across the local authority areas. The proposed approached
formed a useful starting point In ensuring that strategic priorities across the local authority boundaries
can be properly coordinated and clearly reflected in a joint Local Plan or through aligned Local Plans.
Gladman recognise that collaborative work has been undertaken between the Council and its

11
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nelghbouring authorities during the plan making process. A serles of MoUs and SoCGs have been
published during the course of plan’s preparation. Paragraphs 25 and 26 of the Framework state that:

“25, Strateglc policy-making authorities should collaborate to identify the relevant strategic
matters which they need to address in their plans...

26. Effective and on-going Joint working between strategic policy-making authoritles and relevant
bodles Is integral to the production of a positively prepared and justified strategy. In particular,
Joint working should help to determine where additional Infrastructure Is necessary, and whether
development needs cannot be met wholly within a particular plan area could be met elsewhere.”

This element of national policy Is pertinent to the production of local plans across the area that Is
covered by the lpswich Strategic Planning Board because they embrace shared growth and
infrastructure delivery ambitions and priorities for the ‘Wider Strategic Planning Area’. Having
identified shared strategic matters, there Is a need to address these through individual local plans In
partnership. It therefore follows that strategic priorities must be fully embraced and supported
through the spatfal strategies of the local plans that are brought forward by Indlvidual authorities and
through the assoclated decision-making processes that inform the Plan’s preferred spatial
development options. In Tts current form, the ILPR falls to achieve this because it does not form a
strategy that will provide the necessary certainty that Is needed to ensure that the minimum housing
requirement across the Ipswich Housing Market Area can be achieved in full over the plan period.
From the outset of the plan making process, the local authorities within the ISPA have been aware of
the issue relating to the unmet needs arising from Ipswich over the plan period. Whilst it is
unfortunate that the timescales for the production of the ILPR have fallen behind that of neighbouring
authorltles, the issue of unmet housing needs arising from Ipswich will still need to be considered at
the Local Plan Examination. The need to address this Issue goes to the heart of soundness of the Plan
and Its effects on the wider IPSA. Indeed, there are practical and sustainable options available to be
considered In nelghbouring authorities that can accommodate housing needs over the plan period in
a sustalnable manner, which can support wider infrastructure improvements, including at key

junctions on the A14 which Is an important cross boundary issue.

Whilst collaboration between the IPSA authorities has occurred it has not resulted In effective and
concrete outcomes to ensure the housing needs of the HMA will be delivered in full. This issue will be

explored In greater detail in section 4 of these representations.

12
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4, IPSWICH LOCAL PLAN REVIEW

4.1 Context

411 This section is In response to the ILPR consultation document and its supporting evidence base.
Gladman highlight below concerns and set out where we feel modifications will need to be made for
the plan to be found sound.

4.2  Policy C§1: Sustainable Development

421 In principle, Gladman are supportive of the direction taken In Policy CS1, which sets out that decislons
will be made in accordance with the presumption in favour of sustainable developmient and affirms
the Councll’s commitment to making locai planning decisions based on the dellvery of sustainable
development. The Incluslon of such a policy provides assurance of a jocal approach to planning that
will actively seek to improve the sodial, environmental and the economic wellbeing of the area by
ensuring that deveiopment demonstrably contributes to the delivery of sustainable development

within tha Borough.

4.2.2 Notwithstanding this, Gladman belleve that the policy should go further in its approach to ensuring
the dellvery of sustainable development Is consistent with a locallsed approach to assessing
development proposals In line with the ethos of achleving the delivery of sustalnable development as
required by the NPPF2019 which Is key to assessing planning proposals and should be reflected In the
policy wording linked to the vision and objectives of the Plan, In this regard, Gladman refer to the
Sustainable Development Statement contained In the draft Durham Local Plan currently subject to
examination. This Is an gffective example of 2 local approach of how development proposals will be
considered against the presumption outlined in natlonal pelicy. It is recommended that similar criteria
that are relevant to Ipswich be Included in the policy wording to demenstrate how a localised

approach will be taken through the development management process.

43  Policy CS2: The Location and Nature of Development

431 Policy CS2 sets out the Councll’s approach to regeneration and the sustainable growth of Ipswich will
be achieved by a varlety of measures. These Include, but are not limited to, regenaration areas, the
allocation of sites at the northern end of Humber Doucy Lane phased in alignment with the dellvery
of the Ipswich Garden Suburb subject to the provision of suitable infrastructure. In addflon, Itis noted
that Policy CS2 requires the local planning authority to work with neighbouring authorities to address
housing nead and delivery within the Ipswich housing market area.
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4.3.2

433

4.4

44.1

44,2

443

In principle, Gladman approve of the recognition within Policy CS2 for the Coundil to work with
nelghbouring authorities to address housing need and delivery within the Ipswich HMA. However, It
is concerning that the Plan falls to provide a positive and effectlve mechanism to ensure the delivery
of the HMA'’s housing needs in full. Indeed, this Issue was recently highlighted in the Inspector’s Post
Hearlng letter to the Suffolk Coastal Local Plan which specifically states that the Plan should be
amended to Include an immediate review of the Plan or relevant strategic policies, which would be
triggered at the polnt where it Is established through the adoption of a development plan that there
Is unmet needs arising In a neighbouring authority area in the HMA.

It Is considered that the proposed approach as submitted risks the dellverability of the Plan through
the stepped housing trajectory and the reliance on a Sustainable Urban Extension to north Ipswich
which Is heavily reliant on the provision of new and improved infrastructure. These Issues are

discussed In detail In section 4.4 below.
Policy CS7: The Amount of New Housing Required

Background

Policy CS7 of the adopted Ipswich Core Strategy sets out an interim housing target of 9,777 dwellings
over the period 2011-2031 l.e. 489dpa. At the time of the adoption of the Core Strategy and Site
Allocations DPD, the Councll was unable to demonstrate a five year housing land supply in the context
of paragraph 47 of the NPPF 2012, Due to the constrained nature of the borough’s administrative
boundary the Councll was required to review Its Local Pian in order to review objectively assessed
needs for housing, employment land and new retall floorspace in the short term working In
partnership with nelghbouring authorities under the ausplces of the Duty to Cooperate to ensure the
HMA’s housing needs are met in full over the plan period.

Housin irement

Policy CS7 of the emerging Local Plan seeks to dellver a housing requirement of at least 8,010
dwellings over the period 2018 to 2036. This equates to an annual average of at least 445 dwellings
per annum a figure which Is significantly less than the adopted Core Strategy housing requirement.
However, the housing target Is significantly reliant on the Ipswich Garden Suburb and Ipswich One
area which allocates land for approximately 3,500 dwellings.

The housing figure contained In the emerging ILPR Is derived from the Government’s Standard
Method. However, the PPG is clear that the need figure generated by the standard method should
only be considered as the minimum starting point In establishing a housing requirement figure as It

does not take Into consideration matters which will Influence demographic behaviour such as

14
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44.5

44.6

44.7

economic growth strategles, affordable housing needs, strateglc level infrastructure etc, which are

likely to Increase housing neads.

The supporting text to this policy states at paragraph 8.106 that the Council does not consider that It
should plan for a higher leve! of housing need than the standard method suggests. However, the
adopted Core Strategy and the options considered as part of the SA demonstrate the Councll could
plan for a higher level of housing need than the standard methed suggests. In addition, we would
question how the proposed housing requirement has baen allgned with the Council’s economic
growth agenda given that the Plan’s vision and objectives seek to boost aconomic diversity across the
Borough.

Stepped Trajectory

The Councll Is seeking to ‘step’ the annual housing requirement as follows:
- From April 2018 — March 2024 - 300dpa (i.e. 1,800 dwellings)
- From Aprll 20024 — March 2036 ~ 518dpa {l.e. 6,216 dwell!ngs)

The PPG? Is clear that a stepped housing requirement may only be appropriate where there Is a
significant change in the level of housing requirement between emerging and previous policles and /
or where strategic sites will have a phased delivery or are likely to be delivered later in the plan period.

Although the Council state that Ipswich Garden Suburb will deliver later In the plan period the PPG
further states that that policy-makers should set out evidence to support a stepped approach and are
not seeking to unnecessarfly delay meeting ident'fled development needs. With that being sald,
Ipswich has a historic under-delivery of housing against the adopted Core Strategy housing
requiremeant of 489dpa, as detalled in table 2 below:

Housing Completions
Affordable Housing
Year Housing Completions within IP-
Completions

One area
2011712 283 152 51
2012/13 100 7 13
2013/14 228 44 117
2014/15 470 202 318
2015/16 496 133 237
2016/17 256 4 109

2 planning Practice Guldance Paragraph: 021 Reference |D: 58-021-20190722
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44.8

449

44,10

4.5

45.1

2017/18 141 20 71

Total 1974 562 916
Table 2 — Housing Dellvery Record In ipswich. Source: Annual Monitoring Report 13 2017/18 June
2019

Measured against the adopted Core Strategy requirement of 489dpa, only In the 2015/16 monitoring
year has that target been achieved. The IP-One area has dellvered 46% of the homes In the Borough
since 2011, some way off the 74% that the Council Is relying on for the remainder of the Plan period.
Even set against the lower emerging housing need of 445dpa, the Council’s historic delivery does not
suggest that the Borough's housing need will be dellvered as they are relying on historic sites with
known Issues as a continuation of the existing spatial strategy. The Council’s delivery record should
have very clearly pointed the Councll towards actively pursulng an alternative strategy to what is now
belng proposed and through the agreement to export housing needs to nelghbouring areas In line
with the requirements of national policy and guidance. Based on the Councll’s previous housing
delivery, the Councll needs to constructively work with its nelghbours through their respective plan
making process to ensure that housing needs (including affordable needs) of Ipswich can be met in

full without unnecessary delay.

Furthermore, the historic completions data suggests that the Council’s proposed stepped housing
requirement will continue to delay meeting Identified housing needs of the borough and therefore
conflicts with the advice detailed in the PPG. Furthermore, a continued rellance on the IP-One area
to deliver homes in Ipswich Is unfounded and unrealistic and further distribution across the HMA is

required.

Gladman note paragraph 8.151 of the ILPR that the Ipswich SHMA 2017 Part 2 Report Identifies the
total annual affordable housing need in Ipswich is 239 households per year, which represents 47.9%
of the annual projected household growth In the Borough between 2014 and 2036 identifled through
the SHMA and around 50% of the need Identified using the standard method. Through Policy CS12
the Council s seeking to secure 30% affordable housing on the new Garden Suburb and 15% in all
other locations. The Council’s housing requirement will therefore fail to meet the affordable housing
needs of the borough. Gladman recommend that the stepped trajectory Is deleted as It unnecessarily

delays housing dellvery, including affordable housing delivery.

Policy CS8: Housing Type and Tenure

In principle, Gladman support Policy CS8 as currently proposed which seeks to ensure an appropriate
mix of homes by size and type Is provided In accordance with the SHMA or any up to date evidence
of local needs supported by the Councll and the policles of the plan.
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45.2

453

4.6

46.1

4.7

4.7.1

4.7.2

Notwithstanding this, It Is noted that the Councll will support the provision of Self-build/Custom bulld
homes and on major applications will consider the currently applicable self-bulld register and whether
provision should be Inciuded within the development proposal. This element of the policy lacks clarlty
on whether self-bulld plots should be provided cn site. Tha Councll’s Seif Build Register identifles 70
interested persons which does not indicate a strong demand for thls form of housing.

Whiist It supported that the Councii should be seeking to encourage the dellvery of this form of
housing, It is recommended that this element of the policy Is modified so it as the discretion of the
developer to provide self-bulld homes on slte. Indeed, Gladman would not be supportive of an
approach which requires all development to provide Self-bulld homes as there are difficulties in terms
of potential health and safety concems and also the practical difficulties in terms of aligning their
development with construction activity on the site.

Policy CS10: ipswich Garden Suburb

Gladman notes the Councll’s continued approach to shape the dellvery of the ipswich Garden Suburb.
In principle, Giadman has no objections to the allocation of a new settiement as outlined In the
proposed policy wording. However, It is essential that the Councll has considered all options available
for development and It Is essentlal that reallstic delivery assumptions have been applied to the sites
delivery. This Issue Is consldered in more detall In section 5 of these representations.

Policy CS12: Affordable Housing

Gladman note the intentlon of this policy is to ensure a choice of homes is avallable to meet identifled
affordable housing needs in Ipswich. However, the Council’s approach as currently proposed Is not
effective given the level of affordable housing needs within Ipswich will not be met over the plan
perfod.

Gladman consider that the Councll wlil need to proactively address this situation If It Is to meet the
housing market areas full housing needs. Indeed, paragraph 60 of the Framework Is clear that in
addition to the local housing need figure, any needs that cannot be met within nelghbouring areas
should also be taken Into account in establishing the amount of housing to be planned for. As such, It
is essentlal that the Council allocate addItional housing land to make a meaningful contribution to the
Council's housing land supply and to boost affordable housing delivery. Gladman relterate that thisIs
an Issue that wlll need to be Informed through continued cross-boundary working with neighbouring
authorities as this Issue can be addressed through the allocation of sites within the vicinlty of Ipswich
within neighbouring districts such as the Orwell Green Garden Village.
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4.8

48.1

4.9

49.1

Policy CS13: Planning for Jobs Growth

Pollcy CS13 seeks to promote sustainable economic growth In the Ipswich Strategy Planning Area. It
is noted that the Council has updated Its economic evidence as a result of the more recent East
England Forecasting Model {EEFM) dataset being published. This has reduced the jobs growth from
15,580 Jobs to 9,500 jobs aver the plan period. Gladman consider the Plan should be asplrational and
should be seeking to Increase jobs growth as Identified In the preferred options plan as a minimum in
order to meet the visions and objectives of the Plan to increase economic activity and access to

employment.

Policy DM4: Development and Flood Risk

Gladman note the Council's proposed approach to flood risk management that is set out through
Policy DM4. Gladman remaln concerned that the Pian is relying on the delivery of housing from a
number of sites In high risk flood zones. The Councll suggests that is has undertaken sequential and
exception tests as required by the NPPF, but In accepting the needs of Ipswich will at least In part
need to be met outside of the Town’s constrained boundary, the Councll should look to identify
additional sites outs!de of its boundary in collaboration with nelghbouring authorities that are more

suitable for residential development than those that are at high risk of flooding within Its boundary.
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5.1

511

51.2

513

5.14

GENERAL MATTERS

Housing Delivery

Gladman note the Intention to allocate these sites within the Local Plan for residential use and
associated community infrastructure over the plan period. As evidence through the Report prepared
by Planning Prospects on behalf of Gladman®, there are fundamental concerns regarding the ability
of these sites to viably dellver rasidential development over the pian period and over whether there
Is a demand for the type of homes that these sites can offer.

Due to the constrained nature of the borough boundary, the Council recognises that it has limited
capaclty for future development and will need to look beyond Its administrative boundarles working
in coliaboration with nelghbouring authoritles to ensure housing needs are dellvered In full.

Housing Land Suppiy

Whiist Gladman welcome the decision to include a 10% contingency within the Council’s housing land
supply, it Is nat evident from the evidence provided In the Housing Topic Paper as to which sites within
the Coundl’s housing land supply wiil come forward within the next five years following the adoption
of the Local Plan and whether these sites are subject to extant permisslons or proposed allocations.
Nelther the Council’s SHLAA nor the Housing Toplc Paper provide the necessary detall as required by
the NPPF 2019. As such, Giadman reserve the right to provide comments on thls matter should
additional evidence be provided.

Housing Dellvery Strategy

In addition to the Ipswich Garden Suburbs, Pollcy SP2 of the Site Allocations Review provides site
allocations that the Council anticlpates will dellver 2,750 homes In the Plan period, a reduction from
3,297 homes that were set out In the same pelicy in the Preferred Options Development Plan Review
Documents published In November 2018. In addition, Policy SP3 highlights land with ‘Land with
planning permission or awaiting a Section 106 Agreement’ It Is noted that should the permissions fail
to be Issued or Implemented and lapse during the plan period or the development fall to come
forward or be completed In accordance with the permission, the Councl! will protect the sites for
residential use or residential-led mixed use. Sites included within Policy SP3 account for 1,470

dwellings over the plan period.

® See Gladman's representations to the Regulation 18 consultation — Appendix 1

15




Ipswich Borough Councll - Local Plan Review Gladman Developments Ltd.

February 2020

5.1.5

516

517

518

5.1.9

5.1.10

Planning Prospects were instructed by Gladman to produce an assessment of the deliverabliity of
residential sites put forward for allocation by Ipswich Borough Council in thelr Preferred Optlons
Development Plan Review Documents published for consultation in November 2018.

Planning Prospects’ analysis of the Council’s suggested 5P2 sites shows that there are many sites that
cannot be relled upon to dellver homes over the emerging Plan perlod. For example, 2 number of the
$P2 sites are unavailable and require existing occuplers to reiocate and others are heavily constrained
by designated heritage assets and areas of archaeological importance. These are significant

constralnts that Impact the dellvery of homes from these sites In principle.

Appendix 1 Planning Prospects’ report details proformas for allocated sites within SP2 discussing
deliverability and viability, before Appendix 2 provides a table detailing Site Indicative Deliverabllity
Comparison between the Council's proposed figures and Planning Prospects’ analysis. In March 2019
when this report was conducted it was evident that the sites were ineffectively assessed often
assuming complete site coverage or very high densities without considering the amount of land
required to avoid constraint impacts. Furthermore, the Council is relying on dellivery from a number

of sites in high flood risk zones which have significant viabllity and deliverability concerns.

Gladman contend that Ipswich Borough Councll must look outside of the Borough’s boundary to
enable the town’s housing need to be met and Identify land outside of its boundary that are more

suitable for residential development.

The notion that the housing strategy set out In the emerging Local Plan Review cannot be relled upon
is exacerbated by the fact that a number of sites have been removed from Policy 5P2 since the
Preferred Options document published 1n 2018,

The sites listed In table 3 below were Included within SP2 In the Preferred Options document but now

have been removed or are no longer available for residentlal development.

Site Number of Planning Prospects Analysis Current Status
Reference Dwellings

IPO28a

Previous approved schemes have not been | Not Included In the latest
dellvered. A large area of the site Is In Flood | version of the plan

" Zones 2 and 3 (highest risk). There is no
evidence to assume that an 11 unlt proposal
Is viable and residential development Is

unsuitable in Flood Zones 2 and 3.

IP029

For this reason, the proportion of the site | No longer Included In the

considered developable has been reduced | plan as avallable for
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from the 2017 Local Plan. A smali area Is at | residential development
high risk of surface water flooding. The site | and !s noted as an

also has potential wildlife Interest. It cannot | employment allocation in
be assumed that the site can dellver 45 | Pollcy SP%

hemes In light of the constraints identified,

IP346

This site is adjacent to the River Grippen. | The site is no longer
There appears to be existing occuplers | Included in the latest
which would need to be relocated. | version of the plan.

Avallabllity of the site Is unknown

5.1.11

5.1.12

51.13

5.1.14

5.1.15

Table 3- Sites removed from Policy SP2

A number of sites are now detailed within the Core Strategy Review Poilcy SP4 ‘Opportunity Sites’
Feur opportunity sites have been Identifled within IP-One that have potential for housing-led
redevelopment and would contribute to the regeneration of the Waterfront and Town Centre. The
Councll will work with iandowners and other Interested parties to Investigate cpportunities and bring
them forward through the development management process, taking Into account constralnts set out
in the Appendix 4 site sheets.

Planning Prospects found that none of these sites were deliverable or viable. Significantly Site [P226
which has an Indicative capacity of 337 dwellings, has a non-implemented application for 556 homes,
been allocated but has not achleved any housing completions over the last 20 years, requires business
relocation and lies entiraly with!n Flood Zone 3. Given the site's history and constralnts identifled

residentlai development cannot be assumed as sukable or viabie.

The above Information alongside Planning Prospects’ report suggests that the Council’s current and
continued strategy for dellvering homes Is flawed. The Council by thelr own admission In removing
sites from the Local Plan submission draft version have significant concerns over the viability and
deliverabillty of numerous sites within the Core Strategy Review, which cannot be relled upon to

deliver homes over the emerging plan perled.

Therefore, the Councli must ook to identify significantly more sites, which are realistically deliverable
and outside of the Borcugh’s boundary to meet Ipswich housing needs.

Deltvery Assumptlens

The Councl contend that the tight urban beundary to Ipswich Borough means that there Is only one
area of extensive greenfield land available on the periphery of the town and within the Borough. That
land is the Ipswich Garden Suburb. Policy €510 of the Core Strategy and Poilcies DPD Revlew Final
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Draft states that the Ipswich Garden Suburb will incorporate residential development of
approximately 3,500 dwellings.

5116 The Ipswich Authority Monitoring Report 13 2017/18 {June 2019) housing trajectory sets out that the
Councll expect the Ipswich Garden Suburb to deliver homes at the following rate:
Year Phase Total
Mersea Crest Nicholson Other Source
2018/19 0 0 0 0
2019720 0 10 0 10
2020721 0 60 40 100
2021/22 45 90 75 210
2022/23 45 90 75 210
| 2023/24 45 90 75 210
2024/25 75 90 80
2025/26 75 90 75
2026/27 75 90 75
2027/28 75 90 75
2028/29 90 90 75 255
2029/30 90 90 75 255
2030/31 90 90 75 255
2031/32 90 90 65 245
2032/33 50 40 140 270
2033/34 20 0 125 215
Total 975 1,100 1125 3200
Table 1- Projected Ipswich Garden Suburb Delivery Rate. Source: Authority Monitoring Report 13
2017/18 June 2019
5.1.17  In total, the Councll’s AMR trajectory sets out that 3,200 homes will be delivered from the Ipswich
Garden Suburb to 2034, leaving a residual requirement of 300 dwellings over the remalning two years
of the plan period.
5.1.18 The PPG states that the advice of developers and local agents will be Important in assessing iead in

times and bulld out rates by year*, whilst previous versions of the PPG have suggested that Local

4 planning Practice Guldance Paragraph: 022 Reference ID: 3-022-20190722
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5.1.18

5.1.20

5.1.21

5.1.22

5.1.23

Authorities should consider the local delivery record when considering the future housing dellvery

assumptions.

Setting realistic delivery assumptions, Including annual delivery rates and lead-In times for first
completions to come forward, Is necessary to project the number of homes that the sltes Identified
by the Council can reasonably be expected to dellver both In the flve year period and for the entire
Plan period.

As discussed by Planning Prospects, historically Ipswich Borough has not dellvered any large sites that
are comparable to the scale proposed for the Ipswich Garden Suburb. Yet, the Cound! has no
reasonable emplrical evidence or experience te base their dellvery assumptions for the Garden
Suburb, or to critique any assumptions being made by 'ts developers and promoters, the potentlal for

planning harm from unrealistic delivery assumptions [s Increased.

Glven that there is no evidence of dellvery In Ipswich Borough from site scale comparable to the
Ipswich Garden Suburb it is usefu! to refer to national evidence and average dellvery rates. Planning
Prospects assessed research undertaken by Lichflelds in thelr 2026 ‘Start to Finish’ report which
Includes an assessment of the average dellvery rates of large housing sites across the UX. The
Lichflelds Report suggests that on sltes of 2,000 or more dwaliings, the average annual dellvery rate
is 171 homes per annum. Using this figure as a reasonable dellvery assumption would signlficantly
delay the delivery of housing at the Ipswich Garden Suburb in comparison to the Council's own

trajectory.

Furthermore, In September 2019, Babergh and Mid Suffoik published their Houslng Land Supply
Position Statement®. Section 5 of this document provided analysis of national evidence on the deflvery
of housing using research documents and natlonal housebullder statements to Inform average
delivery rates natlonally. Table 3 of this document detalls the average national delivery contained
within these reports of sites of 500 dwellings or mare, suggesting an average annual delivery rate of
simllar sized sites of approximately 150 dwellings.

The ipswich Garden Suburb timescales for delivery within the latest AMR document have already
been set back from the previous document published In 2018, this on its own evidences that the
delivery assumptions for the Garden Suburb are over optimistic, It Is strikingly clear that the Cound!'s
assumptions made in respect of the housing trajectory risks the deliverabllity of the Local Plan (and
the Local Plan as a whole) and wlli Inevitably lead to further housing land supply prablems in the
future. Table 4 below provides a comparison between the Councll’s position on the Garden Suburb at

¥ Babergh

Housing Land Supply Posltion Statement https

LA E ST RLFV.!
Housing-Land-Supply-Position-Statement-Sep-2019. pdf
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the point of the Local Plan adoption and the evidence informing the submission version of the
emerging ILPR. The Coundl's position demonstrates a shift in the anticipated delivery rates and are
now extended towards the end of the plan perlod.
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5.1.24

5125

5.1.26

5.1.27

Table 4: ipswich Garden Suburb — dellvery comparison

Additionally, given the above information on natlonal evidence of housing delivery rates and that
Ipswich Borough has not delivered any large sites comparable to the scale proposed for the Ipswich
Garden Suburb, Tt is clear that reallstic assumptions on the delivery of Ipswich Garden Suburb have
not being applied.

Conclusion on housing dellvery

The implications of applylng a more realistic delivery assumption at the Ipswich Garden Suburb,
alongside the concerns over the dellverability and viabllity of numerous SP2 sites evidences that the

Council's current and continued strategy for delivering homes Is flawed.

Furthermore, through employing a stepped housing requirement, the Councll Is continulng to delay
meeting the identifled housing needs of the district and therefore conflicts with the advice detalled
In the PPG.

Gladman assert that Ipswich Borough Council need to Identlfy significantly more sites, which are
realistically deliverable and viable to support the currently Identified housing supply. It is evident that
to ensure the Borough's housing need can be met that the sites, Including realistically deliverable
strategic sites, outside of the Borough’s boundary, should be identified.
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6.1

6.1.1

6.2.1

SITE SUBMISSIONS

Overview

Gladman has land Interests within the nelghbouring districts of East Suffolk and Babergh. Details of
these sites are outlined below. The tightly bounded nature of ipswich Borough means that greater
consideration will need to be taken to development opportunities beyond administrative beundarles
working under the duty to cooperate. This will be required to ensure that the development needs of

the area can be met whiist maintaining a rolling five year housing land supply.

Orwell Green Garden Village

Gladman are promoting land to the east of Ipswich, within East Suffolk District, for the development
of ‘Orwell Green Garden Village’. The Orwell Green Gerden Village Is ideally located on the eastern
outskirts of ipswich, approximately 6.5km from the Town Centre. The land extends to approximately
142 hectares and Is [ocated to the north of the A14 and the west of the A12, which together act as a
maJor transport corrider, linking the urban areas of Cambridge and Ipswich to the east coast.
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6.2.2

6.2.3

6.24

6.2.5

The site Is incduded within the Suffelk Coastal Strategic Housing and Economic Land Availabllity
Assessment and Interim Sustainabllity Appraisal under Site Option Reference 485: Land North and
South of Bucklesham Road, IP10 0AG. The SHELAA concludes that the site Is potentially sultable for
development, subject to a range of wider considerations assoclated with strategic scale development
proposals. Gladman are of the view that In identifying an appropriate strategy for the future
development of Ipswich and East Suffolk District, there Is a strong case for the allocation of additional
tand for the development of a garden village to the East of Ipswich in order to meet the development
needs of the area and support the wider economic growth ambitions of the reglon and the UK more
widely.

Garden Villages are an effective way to deliver housing within an appropriate timeframe and with
critical mass that will facllitate the delivery of Infrastructure such as schools, health centres and
transport Improvements to the benefit of new and existing communities. Each project and location
has its own specific context which means the Garden City principles are not a blueprint for designing
new Garden Villages but are key characteristics that make Garden Villages successful.

The Orwell Green Garden Vlllage site is well connected and provides a real opportunity to provide a
well-planned, well located, well designed community that Is supported by the necessary
infrastructure and facilities and that meets all the objectives of the Government’s Garden
Communities Programme. The proposal also has the abllity to provide a comprehensive approach to

supporting the planning of the wider strategic planning area
Key detalls of the development proposal are highlighted below:

o  Actotal site size of approximately 142ha

e  Approximately 72ha of land for the development of a mix of house types, providing up to
2,700 new homes to suit the requirements of a wide range of households.

¢ Itis anticipated that two new primary schools would be developed on the site and that
express bus provision will be made avallable to access a nearby secondary school.

s Green Infrastructure: approximately 60ha

e An extensive range of new sport, recreation and play facilities

e The development of allotments, a village green and community orchards

e Awell located and connected Village Centre at the heart of the development - designed to
include space for a market square, communlity hall, school & créche, sports & play facilities,
a medical centre & pharmacy, a café, a supermarket, other smaller retail units, a village pub

and Infrastructure for public transport.

A Framework Plan, setting out the proposals for the site [s provided at Appendix 1 to these

representations.
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6.2.6

6.2.7

6.2.8

6.29

6.2.10

6.2.11

6.2.12

A sustzainabie and sultable access car be achieved from the A12 via a new roundabout. A roundabout
In that location would be helpful In terms of aspirations to reduce speeds {from the current 70mph to
40/50mph) and allow for better distribution of traffic z2long that road.

The site Is aiso well located in terms of public transport routes. ItisIn proximity to regular bus services
which run throughout the day between ipswich and Felixstowe {services 75/76 and 77), with the
opportunity to promote and establish further sustainable modes of transportation through new and
Improved. bus routes and services and by upgrading and maintalning public rights of way and new

cycle ways.

The site does not fall within the Suffolk Coast & Heaths Area of Outstanding Natural Beauty noris {t
within an area of fluvial flood risk, which Is a constraint to future development across much of the
wider area. It has no physical constralnts that would stop the site coming forward. Furthermore, the
site can be brought forward In a manner that Is sensitive to lts wider landscape setting; creates strong
and well-connected green Infrastructure; and, that provides the opportunity to deliver significant
long-term ecologlcal beneflts through the retention and enhancement of many existing features as
wel as the provision of new features that will encourage biodiversity.

In terms of sustainabie energy, the new development can be designed to mitigate energy usage and
loss with high levels of insulation, maxImisation of natural light and optimum solar orientation. There
are a number of renewable energy generation technelegles that can be Investigated to help supply
the Garden Viilage with sustainable energy networks, including the installation of photovoltalc panels,
local energy storage and sharing by way of batterles, solar thermal panels, ground and air source heat

pumps, wind turbines or biemass boflers.

The deveiopment of a Garden Vlilage In this [ocatlon also provides a tremendous opportunity to
Improve the quality of areas where pecple [lve and work. As well s on site employment apportunities,
there are a wide range of employment, retail and ielsure opportunities in proximity to the site,
Including those at: Warren Heath Retalil Park and the Euro Retall Park, Ransomes Industrial Estate,
Springbank Industrial Estate, Three Rivers Business Centre and via its strong links to the centre of
Ipswich.

The site benefits from having a single landowner who wishes to make the site available for
development. This presents an ideal opportunlty for development to be brought forward at the
Garden Village In shorter imescaies than are often observed In relation to strategic development

proposals of this nature.

The site can be delivered on a phased basls. At this stage we would foresee that 2 master builder

would dellver key infrastructure. It Is envisaged that the master builder would play a pivotal role in

the delivery of Orwell Green Garden Village, togather with a coalition of key stakehoiders, through an
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6.2.13

6.3.1

6.3.2

effective governance structure that would be put In place from the outset of the project. A community
management company with resident and stakeholder participation is envisaged, funded through an
annual management charge and on-site funding sources. 1t is envisaged that the open space and
community assets of the Garden Village would be transferred to a management trust or parish council

that would be responsible for protecting them Tn perpetulty.

The Orwell Green Garden Villag'ﬁ.l presents an ideal opportunity to establish an exemplar Garden
Village through an effective partnership between the local planning authorities within the Ipswich
Strategic Planning Area and local stakeholders. It provides huge potential to create a sustalnable,
distinctive and attractive residential led mixed use new settlement in a location where people will

genulnely want to live.

A Garden Village for Babergh

Gladman are also promoting a potential location for growth, which has the ablllty to take the form of
a new settlement located In Babergh District.

Gladman has Identified a potential area of search for a new Garden Village In a strategic location In
Babergh which lies between the settiements of Hadlelgh and Ipswich. Gladman are working with the
landowners and believe there is an opportunity to deliver a sustainable new settlement In this
location which could help meet the housing needs of Babergh and Mid Suffolk, as well as the needs
of the wider housing market area including ipswich. A Location Plan which shows the broad area of

search for the new settlement can be seen below:

»

Babergh District Garden Village - Broad Locatlon Plan
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6.3.3

6.3.4

6.3.5

6.3.6

6.4

The new Garden Vlliage provides the opportunity to deliver the homes people need in well planned,
attractive new communlties of the highest quality. It has the potential to dellver a combination of
new high-quality market and affordable homes, as well as specialised housing. We also envisage
business and employment uses, community uses and extensive greenspace forming part cf the

proposals,

The Government has [dentified that new settlements have a key role to play, not only in meeting this
country’s housing needs In the short-term but aiso in providing a stable pipeline of housing well Inte

the future.

Creating new communitles can minimise the need to develop urban extenslons, maintaining the
character of existing settiements and reducing pressure on existing soclal Infrastructure such as
schools and health services. New settlements can be planned comprehensively, bullding on the
Garden City concept to dellver new homes which will be served by new local infrastructure and will

effectively become new communities in thelr own right.

Gladman have Identified the following key characteristics which we belleve provide a framework for
Garden Villages:

o Creating a locally distinctive and attractive environment

® Provislon of a policy compliant level of affordable homes in a varisty of different tenures
e  Use of high-quality materlals and design

s Well designed, multl-functional accessible greenspaces

* Sustainable transport options

e  Enhancing the natural environment and biodiversity

e  Providing homes ciose to empioyment epportunitles

¢  Services for day to day needs

Why this location?

® The site Is strateglcally iocated between Ipswich and Hadlelgh on the transport corridor
between ipswich and Sudbury;

® The site has the ability to assist in addressing high levels of housing need and poor
affordabtlity;
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» The site creates opportunities to enhance existing sustainable transport connections within

the wider Suffolk area

e The slte is Ideally located to support the economic growth ambitions of the New Anglia LEP
and assist in addressing Issues such as low productivity, skills and attainment levels and lower

than average earnings

s Two willing and committed landowners, in partnership with Gladman, are In a position to

bring forward sufficient land for a garden village, ensuring the scheme s deliverable
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CONCLUSIONS

Assessment against the tests of soundness

For the emerging Ipswich Local Pian Review to be found sound at examination it must be able to meet
the four tests of soundness as required by paragraph 35 of the Framework. This wili require the Local
Plan to be positively prepared, justified, effective and consistent with national planning policy.

Gladman submit that the Local Pian as currently proposed Is unsound and falls to meat the tests of
soundness outlined above. Gladman has significant concerns with regard to the Councll’s ability to
meet its housing needs In full over the plan period and also the impact that this will have on the wider
Ipswich Strategic Planning Area. This Issue must be addressed through positive action and
engagement under the Duty to Cooperate,

It Is vital that the Plans that are put in place across the area can meet the minimum housing naeds set
using the standard method. In addition, careful consideration will need to be glven tc the need to
plan for new Infrastructure, the need to support economic growth ambitions and the need to dellver
affordable housing to meet identified needs when setting the housing requirement. The Council has
falled to address these issues which are relevant In the Ipswich Strategic Planning Area. Indead, the
proposals within the emerging Local Plar. merely seek to roll forward an existing strategy which has
failed to deliver the scale of homes needed to meet Identified housing needs. It Is clear that an
alternative strategy Is therefore required to support the delivery from the proposed components of
supply, such as the Ipswich Garden Suburb and sites within the IP-Cne area. As previously highlighted
in response to the Reg 18 Preferred Options consultation, the report undertaken by Planning
Prospects on behalf of Gladman provides reascned Justification for reaching the conclusion that
current delivery assumptlons from within ipswich Borough are not reallstic and must be
supplemented by additienal housing sites beyond the administrative boundary In order that an
effective plan can be put in piace that meet the housing needs of the HMA as a whole.

The Orwell Green Garden Village and Babergh Garden Village proposals provide significant
opportunities to address these issues as well as ensuring the delivery of affordable housing,
supporting economic growth and improvements to the area’s Infrastructure ambitions. The sltes are
well related to Ipswich and can therefora be brought forward to make a sizeable contribution to the

housing needs of the Borough and the HMA as 2 whole during the pian peried.

Glven the significant Issues ralsed, Gladman request to particlpate at the hearing sesslon(s) at the

Examination In Publlc.
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