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1 2
PURPOSE AND STATUS OF THE DOCUMENT
1.1 This Strategic Masterplan Document has been 

produced to set out and establish the design 
aspirations for the Ipswich Fringe site, which is 
currently being marketed as ‘Wolsey Grange’ 

1.2 This document aims to establish a set of broad 
design principles, that meets the needs for the 
area set out in Policy CS7, of Babergh District 
Council’s adopted Core Strategy (Feb 2014) and 
to inform subsequent design proposals. 

1.3 The document should be viewed as a guide for 
developers and landowners to help develop 
their design aspirations for the site.

SECTION 1
INTRODUCTION

SECTION 2 
VISION& 

OBJECTIVES

VISION & DEVELOPMENT OBJECTIVES

“ The government attaches great 
importance to the design of the built 
environment. Good design is a key 
aspect of sustainable development, 
is indivisible from good planning, and 
should contribute positively to making 
places better for people.” 
(Para. 56 & 57, Nppf 2012).

2.1 Policy CS7 set out in Babergh’s Local Plan 
2011–2013 represents an opportunity to create 
a sustainable mixed-use development that 
can positively influence the future of its local 
surroundings.

2.2 By responding to existing land uses within and 
around the allocation area there is the potential 
to create an exciting new gateway to Ipswich.

2.3 An Indicative Masterplan will provide the 
framework for development by integrating 
existing features to create green movement 
corridors that have the potential to connect to 
the wider surroundings.
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POLICY CS7 AREA

2.4 The overarching vision for the Ipswich Fringe 
site is that of a sustainable mixed-use 
urban extension to Ipswich, building on the 
mature landscaping and existing commercial 
influences to create a desirable place to live, 
learn, work and relax. 

2.5 The vision at Ipswich Fringe seeks to celebrate 
the best existing elements to create an 
attractive and readily accessible framework 
to create a vibrant and sustainable settlement 
centred on a new community gateway to 
Ipswich. 

2.6 The overall vision is based upon the following 
design principles illustrated by the Built For 
Life 12 assessment criteria below. The Built 
For Life 12 principles are a running theme 
throughout this document and help structure 
its contents.

BUILT 
FOR 

LIFE 12

Creating well defined streets & spaces •
Easy to find your way around •

Public Transport •
Connections •

• External storage & amenity space
• Public and private spaces

• Streets for all
• Car parking
• Character

Working with the site & its context •
• Facilities & services

• Working with the site & its context

M
OV

EMENT PLACE-MAKIN
G

COM MUN
IT

Y

E
N

VIRONMEN T
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Policy CS7: Strategic Site Allocation -  
Babergh Ipswich Fringe

Approximately 26 hectares of land within Babergh’s 
Ipswich Fringe are allocated for mixed use 
development as shown on the Key Diagram and on 
Map C to provide:

•  Approximately 6 hectares of land to create 
a quality ‘gateway’ business/employment 
area in addition to the existing employment 
uses within the allocated area; and

•  a new community of approximately 350 
homes.

A Masterplan will be required which should:

•  be based upon and designed around 
a green infrastructure framework 
providing high quality design, structural 
landscape planting, and connections to 
or potential links with existing formal and 
informal green spaces, wildlife areas, and 
natural landscape settings and features, 
particularly the Gipping Valley footpath, 
Chantry Park and Belstead Brook Park, 
and ensure a separate identity and avoid 
creeping coalescence with adjacent 
settlements; and

•  provide good links and / or the 
enhancement of existing links for 
pedestrians and cyclists to local shops and 
services, schools, employment areas, and 
public transport routes and services.

The Masterplan and supporting studies and 
feasibility / viability evidence should demonstrate and 
include:

i the basic road network, links to 
the existing highway network, and 
any consequential off-site highway 
improvements required;

ii a Travel Plan designed to optimise the 
use of buses, cycles and walking, and 
specifically to address travel to school 
journeys including road crossings, and 
the long-term implications of school 
transport funding and provision. The 
scale/proportion of developer funding 
necessary and a delivery/funding 
implementation timetable will need to 
be the subject of a S106 agreement and 
should be illustrated in the Masterplan 
to ensure revenue funding is secured 
to enable the relevant infrastructure 
/ service to be in place from the first 
occupation of the site and for the medium 
to long term;

iii primary school and nursery (early 
years education) provision and timing of 
delivery;

iv how the development will be designed 
to suit the landform / topography and 
landscape characteristics of the site and 
its local context, and protect the amenity 
of existing and future residents;

v design principles for each development 
parcel (residential and business/
employment land) including addressing 
the sustainable development policies 
in this and subsequent local plan 
documents, and how they will be 
implemented;

vi phasing of the development including 
provision of buildings, social and physical 
infrastructure and services, and where 
appropriate, including any development 
or provision proposed beyond the plan 
period;

vii structural / major landscaping, open 
space and proposals for green and 
blue infrastructure to assimilate new 
development into the landscape and 
create new habitats; a biodiversity plan 
including any measures for protection, 
mitigation, compensation and / or new 
habitat creation;

viii the range, density and mix of housing 
types and the level of affordable housing 
provision in line with Policies CS18 and 
CS19.

SECTION 3 
BASELINE 
SUMMARY

3
PLANNING POLICY OVERVIEW
3.1 The site has been identified and allocated 

through the formal planning process for mixed-
use development.  The specific details for 
Policy CS7 are set out below:

3.2 Babergh and Mid Suffolk are currently working 
towards a Joint Local Plan.  Some of the 
emerging policies and designations could 
have an impact on how this site is brought 
forward and delivered through phased planning 
applications in the future.
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IMPLEMENTATION AND DELIVERY

It is expected that development in the allocated area 
will start to be delivered in the early - middle part of 
the plan period. No critical risk factors or delivery 
obstacles likely to cause substantial delay, have been 
identified. 

Implementation in the allocated area will be closely 
monitored and reviewed to ensure delivery of an 
appropriate amount of new housing and employment 
land in Babergh’s Ipswich Fringe through the plan 
period:

i 2012 - 14 – preparation and consultation 
on a Masterplan for the area shown on 
Map C in accordance with this Policy;

ii 2014 - 15 - review of progress with 
submission and consideration of a 
planning application for the allocated 
site;

iii 2018 – review progress with delivery and 
if necessary review alternatives through a 
neighbourhood plan or other DPD.

MAP C, POLICY CS7
TAKEN FROM PAGE 47 OF THE ADOPTED CORE STRATEGY

BACKGROUND TO THE SITE
3.3 Current national planning policy and guidance 

encourages and supports development in both 
suitable and sustainable locations.

3.4 The site’s position on the urban edge of 
Ipswich is a sustainable location, providing an 
opportunity to create new homes and jobs close 
to established services and transport links.

3.5 The site was identified for potential 
development a number of years ago. In 
Babergh District Council’s 2011 Strategic 
Housing Land Availability Assessment (SHLAA) 
review it was considered to have potential 
for approximately 380 dwellings. Through 
the formal Local Development Framework 
process the site was considered against 
other potential sites to ensure enough land 
was being allocated for future housing and 
employment growth. Following consultations 
with the local community, an independent 
Planning Inspector approved the Babergh Core 
Strategy which allocated the site for mixed-use 
development (approximately 350 new homes 
and approximately 6 hectares of employment 
land) in the Babergh Core Strategy and Policies 
Document, which was adopted in February 
2014.

3.6 Using the broad parameters provided by the 
adopted planning policy the master planning 
process has led to the investigation of several 
options, at the request of the Local Authority.  
This has resulted in the re-evaluation of 
some of the original assumptions made 
about the capacity of the site to accommodate 
development having regard to wider 
environmental considerations.  This has in turn 
identified additional opportunities as set out in 
Section 5 ‘Design Evolution’.
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PUBLIC CONSULTATION
3.7 On the 6th January 2015 Taylor Wimpey and 

Building Partnerships invited the general 
public to the Holiday Inn off the London Road to 
view the early proposals for the Ipswich Fringe 
development.

3.8 The public consultation event provided 
members of the local community with an 
opportunity to view the emerging masterplan 
for the site and provide feedback and 
comments.

3.9 Below are the consultation boards that 
were presented at the event, they included 
information on the following:

• Taylor Wimpey

• Site Assessment

• Initial Masterplan

• Highways and Traffic

• Drainage Proposals

• Future Development
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DESIGN REVIEW
3.10 The proposals for the land at Ipswich Fringe 

were also presented to the Design Review 
Panel on the 6th January 2015.

3.11 The Design Review Panel provided some 
recommendations as to how the proposals 
could be improved, they included:

•  Further consideration to be given to the 
wider site, north of the A1071;

•  A review of where the central play area is 
located;

•  Connectivity between the site and the 
surrounding context;

•  Greater consideration to be given to the 
character of Poplar Lane.

3.12 As well as the Public Consultation Event and 
Design Review, Taylor Wimpey and Building 
Partenerships have undertaken a number of 
community engagement exercises, including:

•  A briefing to BDC members on 25th February 
2015

•  Parish Council briefings to Sproughton 
Parish Council (25th February 2015), 
Pinewood Parish Council (2nd March 2015) 
and Copdock and Washbrook Parish Council 
(3rd March 2015).

EARLY/INITIAL DEVELOPMENT PROPOSALS
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1: VIEW NORTH INTO THE SITE TOWARDS THE HOLIDAY INN
EXISTING PUBLIC RIGHT OF WAY EXISTING TREES TO BE RETAINED

2: VIEW NORTH ALONG THE EXISTING PROW PHOTOVIEW LOCATION PLAN

A1071

4.1 The following panoramic photos below show 
the site within its immediate surroundings. 
The photos frame key views across the site 
and its boundaries annotating key constraints 
and opportunities. The photoview location plan 
illustrates where each of the photos are taken 
from.

SECTION 4
UNDERSTANDING 

THE SITE 
CONTEXT

4
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3: VIEW SOUTH OF SUFFOLK ONE

4: VIEW SOUTH INTO THE SITE AND EXISTING WOODLAND

5: VIEW WEST OVER THE SITE FROM THE A1071/POPLAR LANE JUNCTION

A1071

HOLIDAY INN POPLAR LANE EXISTING WOODLAND A1071

EXISTING TREE TO BE RETAINED
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LOCAL FACILITIES

Key

School 

Retail

Industrial

COMMUNITY
4.2 The Local Facilities Plan opposite identifies the 

site within the context of Ipswich and locates 
a number of important facilities including; 
schools, retail areas, local centres and 
industrial estates. 

4.3 The plan shows that immediately to the south 
of the site is an established retail park that 
includes a Tesco, Toys R Us and B&M amongst 
others. To the east of the site are a number 
of local neighbourhood centres including the 
shops on Hawthorn Drive and Sheldrake Drive.

4.4 On the north western edge of Ipswich are a 
number of substantial retail and industrial 
parks that are accessible from the site via 
Hadleigh Road or the A14.

BUILT 
FOR 

LIFE 12

Creating well defined streets & spaces •
Easy to find your way around •

Public Transport •
Connections •

• External storage & amenity space
• Public and private spaces
• Streets for all
• Car parking
• Character

Working with the site & its context •
• Facilities & services

• Working with the site & its context

M
OV

EMENT PLACE-MAKIN
G

COM MUN
IT

Y

E
N

VIRONMEN T
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MOVEMENT

MOVEMENT
4.5 The movement plan opposite locates the site on 

the western edge of Ipswich and illustrates the 
key arterial roads and railways that connect the 
site with Ipswich and its wider surroundings.

4.6 The London Road, which runs parallel to the 
southern boundary of the site is the main 
vehicular access route into Ipswich town centre 
and it also provides access to the A14 south 
west of the site. The A14 and A12 provide 
vehicular access to Colchester and London. 

4.7 The Park and Ride, which is located within 
the site area provides a sustainable mode of 
transport into Ipswich town centre and Ipswich 
train station.

BUILT 
FOR 

LIFE 12

Creating well defined streets & spaces •
Easy to find your way around •

Public Transport •
Connections •

• External storage & amenity space
• Public and private spaces
• Streets for all
• Car parking
• Character

Working with the site & its context •
• Facilities & services

• Working with the site & its context

M
OV

EMENT PLACE-MAKIN
G

COM MUN
IT

Y

E
N

VIRONMEN T
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GREEN SPACE

ENVIRONMENT
4.8 The green space analysis plan opposite 

highlights a number of key green spaces 
between the site and Ipswich town centre. Of 
particular interest is Chantry Park located 
north east of the site. 

4.9 The masterplan should look to establish 
potential green links between the site and 
Chantry Park as a green network of spaces 
linking to Ipswich town centre for pedestrians 
and cyclists.

BUILT 
FOR 

LIFE 12

Creating well defined streets & spaces •
Easy to find your way around •

Public Transport •
Connections •

• External storage & amenity space
• Public and private spaces
• Streets for all
• Car parking
• Character

Working with the site & its context •
• Facilities & services

• Working with the site & its context

M
OV

EMENT PLACE-MAKIN
G

COM MUN
IT

Y

E
N

VIRONMEN T

BELSTEAD 
MEADOWS

ELLENBROOK
MEADOW
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POPLAR LANE PUBLIC FOOTPATH ROUTE WOODLAND
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PLACE-MAKING
4.10 In order to establish a character for the 

proposed development an analysis of the key 
characteristics of the existing context has been 
carried out. The local context surrounding 
the site has been broken down into distinct 
character areas.

4.11 This section of the document provides a 
summary of each of the character areas 
extracting key principles than can potentially be 
reflected in the proposed development.

4.12 The character assessment has established 6 
areas which include:

• CA1 Large detached /semi detached housing;

• CA2 Post War Housing;

• CA3 Typical 1980’s-90s volume house builder

• CA4 Infill developments

• CA5/6 Retail/Leisure/Industrial/Education

BUILT 
FOR 

LIFE 12

Creating well defined streets & spaces •
Easy to find your way around •

Public Transport •
Connections •

• External storage & amenity space
• Public and private spaces
• Streets for all
• Car parking
• Character

Working with the site & its context •
• Facilities & services

• Working with the site & its context

M
OV

EMENT PLACE-MAKIN
G

COM MUN
IT

Y

E
N

VIRONMEN T
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Design review panel suggested the site has the potential to 

create its own unique character. Subsequent discussions 

have proposed a subtle contemporary approach, see opposite 

photos from Trumpington Meadows, Cambridge.
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STRENGTHS WEAKNESSES
•  Respond to existing land uses within the site allocation area including the Holiday 

Inn, Thompson & Morgan to the west and the Park & Ride to the south.

•  The site benefits from an accessible location with arterial routes into Ipswich and 
the wider area.

•  Protect the site from noise constraints, particularly along the northern, 
western & southern boundaries.

•  Respond to wider views into the site particularly from the north.

• Existing dwellings on Poplar Lane trapped within the site allocation.

OPPORTUNITIES CONSTRAINTS

• The potential for a significant amount of new homes.

•  Provision of public open space to encompass and integrate with the proposed 
development.

• The provision of a safe and accessible play space at the heart of the scheme.

• The potential for a new employment site south of Poplar Lane.

• The potential for a new primary school.

• New vehicular access points into the site.

• Existing trees create opportunities for green spaces within the scheme.

• Existing trees and hedgerows to be retained wherever possible.

• Maintain exsiting public rights of way through the site.

• Sensitively respond to the Grade II listed Poplar Farmhouse.

• Shape the development around the existing topography of the site.

• Offset the development from the existing water main within the site.

• Existing power lines that pass through the south west corner of the site.

 

SWOT ANALYSIS
4.13 The SWOT (Strength, Weaknesses, Opportunities and Constraints) Analysis illustrated within the table below 

and summarised in the plan opposite have been informed through the site analysis work detailed on the 
previous pages within this document. In turn these opportunities and constraints have been used to inform 
the initial design principles of the site.
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CONSTRAINTS & OPPORTUNITIES PLAN
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COMMUNITY ENVIRONMENT

•  The new development has the potential to provide opportunities to establish 
a distinctive identity to a place which, whilst having its own character, 
integrates with the surrounding built form and landscape context.

•  Integration of the development into the existing built form fabric of Ipswich 
particularly in relation to scale, height and massing.

• Retention of the existing landscape features on site.

•  Integration of existing and proposed landscape features in order to soften the 
impact of the built form on the surrounding context.

•  Provision of a variety of accessible public open spaces to meet the needs of 
the local community.

• Enhancement of the existing public right of way.

SECTION 5
DESIGN 

EVOLUTION

5



ENVIRONMENT MOVEMENT PLACE MAKING

•  Integration of the development into the existing movement network 
including access to public transport provision and bus stops located within 
easy walking distance of the site.

•  Convenient, safe and direct access for all residents to the existing and 
proposed local services and facilities including schools, retail and 
community uses.

• The provision of a clear hierarchy of connected spaces and places.

• Establish a distinctive identity through well-designed spaces and built form.

•  Creation of a clearly defined public realm through the provision of continuous 
building frontage lines and variations in enclosure of private spaces.

21  IPSWICH FRINGE  |  WOLSEY GRANGE
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MASTERPLAN EVOLUTION 

5.1 Policy CS7 in the adopted Babergh Core Strategy and its supporting text sets out the planning expectations for the whole allocation and endeavours 
to create a sustainable new community. The policy  envisages that the allocation will deliver approximately 350 new dwellings and approximately 6ha 
of employment land.  These general parameters were used to inform the preparation of an initial Masterplan for the area.  

5.2 Subsequent detailed discussions between Taylor Wimpey, Babergh District Council, and Suffolk County Council led to the refinement of the initial 
Masterplan.   This refinement was also informed by the comments received from an independent Design Review Panel, consultations with key 
stakeholders and a public exhibition.  

5.3 In addition detailed background work has been undertaken to ensure that the proposals are realistic and capable of implementation.  The ‘viability’ 
of the development is a material consideration and legislation is in place to ensure that all parties work together on this point.  

INDICATIVE MASTERPLAN JANUARY 2015

The Indicative Masterplan below was presented 
as part of the public consultation event in January 
2015. In summary:

• 350 Dwellings Proposed

• 6Ha Employment land

•  Central Play area located south of  
Poplar Lane.
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5.4 The technical reports have included for example: detailed traffic modelling and calculations to compare potential traffic numbers 
that could be generated from specific uses on certain parts of the road network; the assessment of engineering solutions to 
accommodate surface water; and archaeological work to establish if development is likely to be unsuitable in some areas. 

5.5 As more detailed information has been produced, analysed, and discussed, the Masterplan has evolved. It has always been intended 
to be an ‘iterative’ process.  The evolution of the Masterplan is set out in the plans below, illustrating the  different options and 
locations for land uses that have been explored, mindful of the viability considerations. This has resulted in a change in land uses, 
including an increase in housing numbers and the relocation of the potential primary school.  The opportunity to deliver the amount 
of employment land envisaged by Policy CS7 remains the same. The changes to the Masterplan have been discussed with Taylor 
Wimpey, Babergh District Council and Suffolk County Council.        

INDICATIVE MASTERPLAN FEBRUARY 2015

In February the Indicative Masterplan was revised 
following comments from the public consultation, 
design review and Parish briefings. In summary:

• The number of dwellings increased to 395

•  The Play area moved north of Poplar Lane to be 
located more centrally to the residential land.
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•  AN INDICATIVE MASTERPLAN DESIGNED AROUND 
A FRAMEWORK OF GREEN CORRIDORS THAT 
HAVE BEEN DEFINED BY THE SITES PHYSICAL 
CONSTRAINTS.

•  APPROXIMATELY 475 NEW HOMES SET OUT BY THE 
PRINCIPLE OF PERIMETER BLOCKS THAT PROVIDE A 
STRONG FRONTAGE TO THE PUBLIC REALM.

•  NEW MOVEMENT CORRIDORS ARE PROPOSED 
IN TANDEM WITH EXISTING RIGHTS OF WAY TO 
CREATE A HIERARCHY OF SPACES THAT ARE EASILY 
UNDERSTOOD.

•  A MINIMUM OF A 4 HECTARE EMPLOYMENT SITE WILL 
CREATE A NEW GATEWAY TO IPSWICH, WITH THE 
POTENTIAL FOR A FURTHER 2HA OF EMPLOYMENT 
LAND IN FUTURE PHASES.

•  TWO NEW VEHICULAR ACCESS POINTS INTO THE 
SITE AS WELL AS UPGRADING THE POPLAR LANE 
JUNCTION.

INDICATIVE MASTERPLAN
6.1 The proposed Indicative Masterplan shows 

the disposition of land uses and the proposed 
structure for movement into and through the 
site. 

6.2 In summary the Indicative Masterplan 
proposes: 

SECTION 6
STRATEGIC 

MASTERPLAN

6
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INDICATIVE MASTERPLAN
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RESIDENTIAL EMPLOYMENT SCHOOL

PUBLIC OPEN SPACE GREEN INFRASTRUCTURE ATTENUATION

Residential land is proposed to the 

northern half of the site.
Employment

Potential future development land 
including a minimum of 2 hectares 
employment use

The Primary School is located to the 

centre of the site to create a mixed use 

gateway at the junction of London Road 

and the A1071.

Public Open Space is distributed 

throughout the Residential land to from 

a series of green corridors for pedestrian 

and cycle links.

The Green Infrastructure land is located 

to the periphery of the site to help connect 

key spaces. 

The attenuation land is located at the 

lowest points of the site to mitigate 

against flooding.

LAND USE FRAMEWORK

COMMUNITY
6.3 The land use framework seeks to identify 

development opportunity areas within the 
site to reinforce its role as a sustainable 
urban extension to Ipswich. The following 
land uses are proposed:

BUILT 
FOR 

LIFE 12

Creating well defined streets & spaces •
Easy to find your way around •

Public Transport •
Connections •

• External storage & amenity space
• Public and private spaces

• Streets for all
• Car parking
• Character

Working with the site & its context •
• Facilities & services
• Working with the site & its context

M
OV

EMENT PLACE-MAKIN
G

COM MUN
IT

Y

E
N

VIRONMEN T
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PROPOSED LAND USES



28

PLANTING

LEAP+

Swathes of meadow planting, ornamental trees & woodland under storey planting to provide colour & seasonal interest

MEADOW & BULBS

Swathes of meadow with mown paths and bulb planting provides striking seasonal colour & interest & will have the potential to attract a range of wildlife

TRIM TRAIL

Natural play equipment focused in the heart of the development

BUILT 
FOR 

LIFE 12

Creating well defined streets & spaces •
Easy to find your way around •

Public Transport •
Connections •

• External storage & amenity space
• Public and private spaces

• Streets for all
• Car parking
• Character

Working with the site & its context •
• Facilities & services
• Working with the site & its context

M
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EMENT PLACE-MAKIN
G
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Y

E
N

VIRONMEN T
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GREEN INFRASTRUCTURE

ENVIRONMENT
6.4 The Green Infrastructure Plan opposite locates 

the open spaces proposed within the site and 
they are designed to:

•  Integrate the proposed land uses within the 
site including the residential, employment 
and school land.

•  Create green spaces within the development 
to reflect those that exist within existing 
settlements.

•  Provide a series of green routes for 
pedestrians and cyclists to move through 
the development and connect to the wider 
surroundings.

6.5 The majority of the open spaces have been 
defined by the sites physical constraints 
including; existing trees and hedgerows, public 
footpaths and proposed attenuation areas. 

6.6 The main focal space located at the centre of 
the scheme just north of Poplar Lane consists 
a LEAP+. Around the edges of the scheme 
pedestrian routes have been proposed in the 
form of a Trim Trail. Please refer to the photos 
opposite for further information.

6.7 Wherever possible existing trees and landscape 
features should be retained, however, 
additional planting could be used to create a 
sense of identity, and provide connections into 
the surrounding countryside.

6.8 Consideration will need to be given to a 
sustainable drainage strategy.
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MOVEMENT PLAN 

MOVEMENT
6.9 The movement plan opposite sets out the 

principal road hierarchy and potential 
connections to the surrounding context. The 
aims would be to ensure that:

•  Movement corridors are accessible to all 
users including pedestrians, cyclists and 
motorists.

•  There is a street hierarchy through the 
development that is legible for all users.

•  There are accessible links across the main 
roads that encompass the site area.

•  Existing rights of ways are maintained and 
linked into the proposed movement network 
wherever possible.

 
SUSTAINABLE TRANSPORT
6.10 Site wide measures will be implemented to 

support and promote options for sustainable 
travel for each of the land uses. These include 
a network of connected, convenient and 
well signposted walking and cycling routes 
identified within the Indicative Masterplan.”

6.11 Future applications will need to be supported 
by a Travel Plan to set out the initiatives that 
will complement the package of sustainable 
transport measures and promote travel to and 
from Wolsey Grange by low carbon transport 
modes, rather than the private car. Application 
information requirements are set out in  
Section 8.

BUILT 
FOR 

LIFE 12

Creating well defined streets & spaces •
Easy to find your way around •

Public Transport •
Connections •

• External storage & amenity space
• Public and private spaces

• Streets for all
• Car parking
• Character

Working with the site & its context •
• Facilities & services
• Working with the site & its context

M
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KEY:
PLEASE REFER 
TO INDICATIVE 
MASTERPLAN
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•  The Spine Road forms 

a tree lined avenue 

through the site that 

connects the A1071 with 

Poplar Lane.

•  Direct access for 

dwellings fronting the 

Spine Road

•  Provide the potential 

for on-street visitor 

parking.

SPINE ROAD

• Dwellings are accessed via shared private drives from Poplar Lane.

• The existing hedgerow should be retained where possible.

POPLAR LANE

•  Shared surface streets 

provide access to quiet 

residential areas within 

the scheme.

•  Buildings are set back 

at varying distances 

to create a more 

interesting street scene.

•  Trees are planted 

strategically to break 

up the hard surface 

materials and parking 

bays.

SHARED SURFACE STREETS

•  The Green Lanes are 

located on the edges of the 

development providing access 

to dwellings fronting out over 

public open space.

GREEN LANES

INDICATIVE STREET HIERARCHY

1

3

2

4
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INDICATIVE CHARACTER & PLACE MAKING PLAN

PLACE MAKING
6.12 The aim of the Character and Place Making 

plan opposite is to illustrate how the proposed 
development could:

•  Create legible character areas to enable 
people to easily navigate their way around, 
through the use of gateway features, 
landmark buildings, vistas and focal points.

•  Provide opportunities for a subtle 
contemporary architectural approach.

•  Respond to the character of the local area.

•  Establish view corridors and a sequence 
of spaces or avenues, by using existing 
landscape features.

BUILT 
FOR 

LIFE 12

Creating well defined streets & spaces •
Easy to find your way around •

Public Transport •
Connections •

• External storage & amenity space
• Public and private spaces

• Streets for all
• Car parking
• Character

Working with the site & its context •
• Facilities & services
• Working with the site & its context
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6.13 The Character and Place Making plan 
opposite illustrates the potential for 4 
different character areas within the proposed 
development:

•  CA1 The Gateway, which creates a new 
entrance and frontage to the site along the 
A1071.

•  CA2 Low Density Housing to Poplar Lane, 
which sensitively responds to the existing 
properties on Poplar Lane, including the 
Grade II listed Poplar Farmhouse.

•  CA3 Core Family Housing, which makes up 
the remaining residential area.

•  CA4 Employment, comprises the southern 
area of the site to form a new gateway to 
Ipswich.

CA2 Low Density Housing to Poplar Lane

CA3 Core Family Housing

CA4 Employment

CA1 The Gateway
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7.3 Wherever possible surface water run-off 
should be mitigated through the use of a 
Sustainable Drainage System (SuDS).

7.4 A network of pedestrian and cycle links should 
be established to facilitate ease of access to 
existing facilities and the surrounding green 
infrastructure. 

SUSTAINABLE DEVELOPMENT
7.1 The purpose of this Strategic Masterplan 

Document is to create a high quality 
sustainable urban extension, which provides 
for additional employment opportunities and a 
range of new homes to meet the needs of the 
local community.

7.2 Policies CS12 and CS15 set out the council’s 
desire for sustainable development:

Policy CS15:  
Implementing Sustainable Development in Babergh

Proposals for development must respect the local 
context and character of the different parts of the 
district, and where relevant should demonstrate how 
the proposal addresses the key issues and contributes 
to meeting the objectives of this Local Plan.

Policy CS12:  
Sustainable Design and Construction Management

Larger scale residential developments, particularly 
those within the Strategic Allocations and Broad 
Location for growth, will be expected to achieve the 
Building For Life Silver Standard.

SECTION 7 
SUSTAINABLE 

DEVELOPMENT

7

BUILT 
FOR 

LIFE 12

Creating well defined streets & spaces •
Easy to find your way around •

Public Transport •
Connections •

• External storage & amenity space
• Public and private spaces

• Streets for all
• Car parking
• Character

Working with the site & its context •
• Facilities & services

• Working with the site & its context
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7.5 The Travel Plan Pyramid, below, has been 
developed to illustrate the key elements of a 
successful travel plan, which should be built on 
firm foundations of good location and design. 

7.6 There is the potential to review this Masterplan 
should it become appropriate to consider an 
alternative approach or wider site for this part 
of Ipswich Fringe in the future.  

WASTE MINIMISATION STRATEGY
7.7 As part of a sustainable development, it has 

emerged that the site would benefit from a 
‘waste minimisation strategy’, in order to try 
and reduce waste through re-use, recycling 
and composting in order to minimise disposal.  
Through discussions with the District and 
County Council, it has been agreed that specific 
detailed will need to be provided through the 
detailed phased applications, but will include 
such initiatives as: provision for recycling and 
waste collection points at suitable locations 
across the site; and provision of all houses with 
compost bins.
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DELIVERY PRINCIPLES

INDICATIVE PHASING
8.1 The Indicative Phasing Plan shows the potential 

phasing of the site. The first phase located 
to the east of the site, north of Poplar Lane 
is likely to consist residential dwellings and 
associated green infrastructure.

8.2 Phases 2 and 3 of the development are likely 
to consist the remainder of the residential 
element and potential school site.

8.3 It should be noted that the phasing plan is 
purely indicative at this stage of the design 
process, but should give an early indication of 
how the development could be built out.

HOUSING MIX
8.4 The development at Ipswich Fringe will 

allow for a range of dwellings across the site 
with varying sizes and tenures in order to 
accommodate a variety of household types. 
This will provide a hierarchy of dwellings 
from large detached properties to smaller 
terraced forms creating variety in the proposed 
streetscape.  

8.5 The density of housing will also vary across 
the site. There will be areas of higher density 
housing along key routes and gateway spaces 
to create a sense of place, whereas areas of 
low density housing will be proposed along 
Poplar Lane opposite the existing Listed 
Building. 

EMPLOYMENT MIX
8.6 The Employment land has the potential to 

include the following land use classifications; 
A3, A4, A5, D1, D2 and Sui Generis.

SECTION 8
DELIVERY 

PRINCIPLES

8

INDICATIVE PHASING PLAN

PHASE ANTICIPATED QUANTUM ANTICIPATED YEAR

Residential Phase 1 c.150 2016–19

Residential Phase 2 c.185 2019–23

Residential Phase 3 c.140 2023–25

Employment Phase A3, A4, A5, D1, D2 & Sui 
Generis = 11,380 sqm

2018-20
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SECTION 9
FUTURE 

PLANNING 
APPLICATIONS

9
9.1 The Masterplan will be used to guide future 

detailed applications as they are brought 
forward for submission.  Discussions over 
detailed applications have been initiated with 
Babergh District Council, and will be brought 
forward over a number of years, with the 
intention of delivering houses in the District 
for a period of time. Please see the Indicative 
Phasing plan on the previous page.

IN SUMMARY
9.2 The Babergh Core Strategy has identified 

Ipswich Fringe (Policy CS7) as an area suitable 
for a sustainable mixed-use development. This 
Strategic Masterplan Document takes forward 
the principles for development set out within 
Policy CS7 to facilitate the creation of a high 
quality, sustainable development that is led by 
a green infrastructure network.

VALIDATION REQUIREMENTS

• DRAFT HEADS OF TERMS

•  SITE LOCATION PLAN CONFIRMING 
EXTENT OF APPLICATION AND NOTING 
APPLICATION AREA

 − IDENTIFYING ANY DETAIL / OUTLINE 
ELEMENTS

•  APPLICATION DRAWINGS

 − OUTLINE DETAILS

 −  DETAILED DESIGN FOR INITIAL 
RESIDENTIAL PHASE INCLUDING 
STREET SCENES, HIGHWAY ACCESS, 
BIN STORAGE AND COLLECTION POINTS 
DRAWING, CAR AND CYCLE PARKING AND 
LEVELS.

•  AIR QUALITY

•  DESIGN AND ACCESS STATEMENT – (INC. 
OPEN SPACE ASSESSMENT & BUILDING 
FOR LIFE ASSESSMENT)

•  PLANNING STATEMENT

 − SUSTAINABILITY STATEMENT

 −  ECONOMIC APPRAISAL MODEL 
INCLUDING EFFECT ON EXISTING 
BUSINESSES

•  AFFORDABLE HOUSING STATEMENT

•  ARCHAEOLOGICAL DESK BASED 
ASSESSMENT  (CHECK NO WORKS 
REQUIRED PRIOR TO PP).

•  HERITAGE ASSESSMENT INCLUDING 
ARCHAEOLOGY 

•  LANDSCAPE AND VISUAL APPRAISAL 
– INCLUDING IMPACT ON SPECIAL 
LANDSCAPE AREA AND COUNTRYSIDE 
CHARACTER 

•  LANDSCAPE STRATEGY – INCLUDING 
PLACE MAKING STRATEGY

•  ECOLOGICAL APPRAISAL AND PROTECTED 
SPECIES SURVEYS – AND MITIGATION/
ENHANCEMENT

•  ENERGY / CODE FOR SUSTAINABLE HOMES 
/ BREAM ASSESSMENT ARBORICULTURE

 −  TREE SURVEY AND AIA

 −  TREE CONSTRAINTS PLAN & TREE 
PROTECTION PLAN

•  TRANSPORT ASSESSMENT

 −  EARLY CONSULTATION WITH HIGHWAYS 
AGENCY  

 −  TRAVEL PLAN REQUIREMENTS

•  FLOOD RISK AND WASTEWATER 
ASSESSMENT

•  STATEMENT OF COMMUNITY INVOLVEMENT

•  SUSTAINABLE DEVELOPMENT AND 
CONSTRUCTION STATEMENT INCLUDING 
WASTE MINIMISATION 

•  PHASE 1 PRELIMINARY CONTAMINATION 
ASSESSMENT

•  PHASE 2 GEOENVIRONMENTAL 
ASSESSMENT REPORT

•  NOISE ASSESSMENT 

•  EXISTING INFRASTRUCTURE AND UTILITIES 
ASSESSMENT (PART OF S.106?)

•  LIGHTING ASSESSMENT 

•  MANAGEMENT PLANS (PART OF D&A)

•  LOCAL HOUSING MARKET ASSESSMENT

•  EIA SCREENING OPINION

PHASE ANTICIPATED QUANTUM ANTICIPATED YEAR

Residential Phase 1 c.150 2016–19

Residential Phase 2 c.185 2019–23

Residential Phase 3 c.140 2023–25

Employment Phase A3, A4, A5, D1, D2 & Sui 
Generis = 11,380 sqm

2018-20
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www.pegasuspg.co.uk

Pegasus Planning Group
Pegasus House
Querns Business Centre
Whitworth Road
Cirencester
Glos
GL7 1RT

Telephone: 01285 641717 
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