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Context 
 

1. Strutt & Parker have participated in the plan-making process on behalf of East 

Suffolk Council as landowner throughout the preparation of the Suffolk Coastal 

District Local Plan, including in relation to the promotion the North Felixstowe 

Garden Neighbourhood, allocated within the draft Local Plan (ref: SCLP12.3).  

This has included representations on the Local Plan Submission Version (LPSV) 

(Regulation 19) consultation. 

 

2. This Hearing Statement concerns Local Plan Examination Matter 2 - The Suffolk 

Coastal Spatial Strategy; and issues A (Housing Provision) and C (Distribution of 

Growth and the Settlement Hierarchy). 

 

3. Our clients support the spatial strategy set out within the LPSV, and consider that 

it is an effective, justified approach which is consistent with national policy and 

contributes towards the Local Plan being positively prepared. 

 

4. This Hearing Statement seeks to avoid repeating matters already raised within 

our representation on the Regulation 19 iteration of the Local Plan. 

 

5. The following appendices accompany this Hearing Statement: 

 

 Appendix A – Regulation 19 Supplementary Representations 

 Appendix B – Regulation 18 Preferred Options Representation  

 Appendix C – Regulation 18 Preferred Options Representation Appendices 

(including a Landscape and Visual Appraisal prepared by LDA, an Ecology 

Report prepared by MLM and Designer’s Response to Stage 1 Road Safety 

Audit prepared by MLM)  

 Appendix D – Council response to Inspector’s Questions 
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2A – Housing Provision  
 
Is the overall strategy and provision for housing development 
effective and justified? 
 
Question 2.2 What implications (direct and consequential) for the Plan 
would arise from the use of a housing need figure derived using the 2014 
based household projections? 
 

6. The National Planning Policy Framework (NPPF) (2019) places great emphasis 

on the importance of meeting housing needs, and on significantly boosting the 

supply of homes.   

 

7. The NPPF states (paragraph 11) that strategic policies should, as a minimum 

provide for objectively assessed housing needs.  It goes on to confirm that local 

housing need should be calculated using the Standard Method, but does allow 

for an alternative in the event exceptional circumstances justify such (paragraph 

60). 

 

8. The Planning Policy Guidance (PPG)1 states that the 2014-based household 

projections, as opposed to the more up-to-date 2016-based official projections, 

should in calculation of local housing need.  It is important to recognise the reason 

why this is considered appropriate, which the PPG explains is as follows: 

 

“To provide stability for planning authorities and communities, ensure that 

historic under-delivery and declining affordability are reflected, and to be 

consistent with the Government’s objective of significantly boosting 
the supply of homes.” 2 [emphasis added].  

 

                                                
1 Paragraph 004 Reference ID: 2a-004-20190220 
2 Paragraph 005 Reference ID: 2a-005-20190220 
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9. The above illustrates that the calculation of ‘local housing need’ is not intended 

to simply be a demographic exercise in which context and policy objectives are 

ignored.  Rather, by definition, ‘local housing need’ is required to be seen within 

the policy context (including the objective of significantly boosting housing land 

supply), and it is clearly part of a range of measures designed to achieve 

housing objectives. 

 

10. The above is of particularly relevance in the case of Suffolk Coastal.  Whilst, 

nationally, the use of the 2016-based household projections in calculating 

housing need would result in a lower figure, and would run contrary to policy 

objectives; in the case of Suffolk Coastal District, use of the 2016-bsaed 

projections results in a slightly higher figure (582 dwellings per annum, as 

opposed to 515).   

 

11. It should also be recognised that the NPPF makes clear that however the local 

housing need figure is determined, the figure arrived at is to be considered a 

minimum. 

 

12. Having regard to all of the above, the use of the 2016-based projections in this 

particular case clearly does not offend the objectives of the NPPF.  Indeed, it 

could be argued that the use of the 2014-based projections in this instance would 

be inappropriate, given the consequences in this instance would be reduction in 

the number of homes to be provided.  
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2C – Distribution of growth and the Settlement Hierarchy  
 
Whether the Plan sets out a clear strategy for the pattern of 
development consistent with national policy? 
 
Question 2.17 Is the strategy for growth set out in Policy SCLP3.1 justified 
and would it be effective in delivering sustainable development? 
 

13. Policy SCLP3.1 proposes to seek to provide opportunities for economic growth 

and create and enhance sustainable and inclusive communities, as part of the 

strategy for the growth of the District; and proposes to achieve this include 

delivery of a new Garden Neighbourhood at North Felixstowe. 

 

14. Proposals for the new Garden Neighbourhood at North Felixstowe are 

considered justified and effective. 

 

15. The use of Garden Neighbourhoods, in principle, as part of a range of measures 

to achieve sustainable development is supported at the national level.  As noted 

within the Framework Report which accompanied our representations at the 

Regulation 18 stage of the plan-making process (and which are provided here 

again, for completeness, as Appendix B), the NPPF (at paragraph 72) provides 

clear support for significant extensions to existing settlements where this can be 

delivered sustainably; and sets out clear support for development which adheres 

to the Garden City principles.  

 

16. Support at the national level is further illustrated by the Garden Communities 

Prospectus (2018) which provides a framework identifying Garden Communities 

as an acknowledged and supported mechanism to help deliver the Government’s 

objective of 300,000 homes, nationally, per annum. The aims and objectives of 

the Prospectus are reflective of the Government’s support for well delivered, high 

quality sustainable garden communities.  
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17. As set out within our Regulation 18 representations, proposals for the North 

Felixstowe Garden Neighbourhood clearly adhere to the Garden City principles, 

espoused by the NPPF. 

 

18. We appreciate that location-specific aspects of the LPSV are to be considered in 

Matter 3 of the Examination, but in brief, North Felixstowe Garden Community is 

considered to be justified and effective, as explained in overview below. 

 

19. The NPPF recognises that sustainability appraisal is an important tool in the 

preparation of Local Plans, providing an assessment of the social, economic and 

environmental effects of options, and thereby assisting in identifying an 

appropriate (i.e. justified) strategy accounting for reasonable alternative.  As 

required by Environmental Assessment of Plans and Programmes Regulations 

2004 (the ‘SEA Regulations’), the Sustainability Appraisal / Strategic 

Environmental Assessment (SA/SEA) has considered the option of North 

Felixstowe Garden Community; appraised this option, as well as reasonable 

alternatives, using the Sustainability Appraisal Framework and its accompanying 

objectives (which enable a full assessment against a range of social, economic 

and environmental criteria); and provided the reasons why the North Felixstowe 

Garden Neighbourhood, rather than reasonable alternatives, has been selected.  

 

20. North Felixstowe Garden Neighbourhood is deliverable and, as such, contributes 

to ensuring the strategy for growth is effective.  Land for the North Felixstowe 

Garden Community is being actively promoted by the relevant landowners; 

considerable work has already been undertaken to support its development 

(including that set out within the Framework Report); the allocation is available, 

achievable and suitable for development, as demonstrated through the plan-

making process; and the masterplan approach the LPSV proposes will further 

support delivery of the allocation in a coordinated manner. 
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Question 2.18 Is the identification of settlements as set out in the 
Settlement Hierarchy in Policy SCLP3.2 justified? 
 

21. The identification of Felixstowe as a Major Centre within Settlement Hierarchy in 

Policy SCLP3.2 is justified.  

 

22. With a population of 23,689 (Census 2011), Felixstowe is home to a significant 

proportion of the District’s population (which totals 124,298 (Census 2011)).  It is 

by far the largest settlement within the District, and is the fifth largest in the county. 

 

23. Felixstowe benefits from a range of services, facilities and employment 

opportunities.   

 

24. It has an established town centre, classified as a Major District Centre, and which 

contains a number of retail uses and services, serving not only the town itself, but 

the wider area.   

 

25. Port of Felixstowe is a major port, and reports to be the UK’s largest and busiest 

container port.  It is a major employer in the region and the LPSV identifies it as 

being an opportunity to support economic growth.  

 

26. The characteristics of Felixstowe evidently make it a sustainable location to 

accommodate additional growth, and its position in the settlement hierarchy is 

justified. 
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Appendices 
 
Appendix A – Regulation 19 Supplementary Representations 
 
Appendix B – Regulation 18 Preferred Options Representation  
 
Appendix C – Regulation 18 Preferred Options Representation Appendices 
(including a Landscape and Visual Appraisal prepared by LDA, an Ecology Report 
prepared by MLM and Designer’s Response to Stage 1 Road Safety Audit prepared by 
MLM)  
 
Appendix D – Council response to Inspector’s Questions 
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1. Introduction 
  

1.1 This representation on the Suffolk Coastal District Council (SCDC) Final Draft Local Plan 

(FDLP) is submitted by Strutt & Parker on behalf of Suffolk Coastal District Council as a 

landowner promoting the North Felixstowe Garden Neighbourhood.  

 

1.2 The site is allocated as policy SCLP12.3 in the Council’s plan-making process. The 

overall allocation is being promoted for up to 2,000 dwellings, a new leisure centre, 

community facilities, open space and green infrastructure provision.  

 

1.3 Strutt & Parker have submitted previous representations on behalf of SCDC throughout 

the SCDC Local Plan review process at Regulation 18 stage to the 2017 Issues and 

Options Consultation and the 2018 Preferred Options First Draft Local Plan consultation.  

 

1.4 This representation relates to the soundness of the FDLP, providing commentary and 

support in relation to the North Felixstowe Garden Neighbourhood (NFGN). 

 

1.5 Proposals in relation to the NFGN are considered justified, effective, consistent with 

national planning policy, and will help ensure the Local Plan is positively prepared.  

 

1.6 We consider that the FDLP is to all intents and purposes sound, but there are a number 

of points of clarification which Suffolk Coastal District Council, as a landowner, wish to 

set out. We have also suggested changes to the FDLP to reflect the latest masterplan 

(submitted September 2018). Due to the binary nature of consultation at this stage, this 

clarification and request for changes is not placed as an objection but as landowner and 

promotor of the masterplan as a whole, the Council as landowner would expect the 

opportunity to contribute in the examination of the FDLP. The Council as a landowner 

does wish to stress that we are supportive of the Local Plan as a whole. 

 

 

 

 

 

 

 



 

   

2. The Masterplan 
 

2.1 As part of previous representations made to Regulation 18 consultations, we have 

submitted draft masterplans to inform its allocation in the Local Plan. Whilst a high level 

basic masterplan was submitted for Issues and Options, a more detailed draft masterplan 

was provided to inform the draft Local Plan at Preferred Options stage.  A copy is 

provided again, for completeness, as Appendix 1 to this representation. 

 

2.2 We suggest that the deliverability of Policy SCLP12.3, is evident in the submitted 

masterplan and supporting information submitted in September 2018.  

 
Additional Works to Date  

 

2.3 To inform each representation and the overall deliverability of the Masterplan, a series 

of technical works and additional evidence base have been carried out, addressing key 

considerations in order to demonstrate that the allocation can be promoted in line with 

the expectations of the Local Plan review.  

 

2.4 Works to date have included: 

 

 Transport and Access Reports 

 Landscape and Visual Appraisal  

 Ecology Report and ongoing species surveys 

 Designer’s Response to Stage 1 Road Safety Audit 

 Sustainability Appraisal Commentary  

 Review of Regulation 18 Consultation Responses 

 Public Engagement 

 

2.5 Upon review of the Regulation 18 consultations, we have reviewed various key 

stakeholder and statutory responses and have sought to address the key issues that 

have come from this. 

 

 

 

 



 

   

Archaeology and Heritage 

 

2.6 Suffolk County Council’s representation to the Reg 18 Preferred Options consultation 

drew attention to the need to produce proportionate archaeological assessment of NFGN 

to assess the impact on areas of high archaeological potential and sensitivity across the 

masterplan area. The assessment will help in form the future masterplan, viability 

schemes and mitigation.  

 

2.7 Historic England made specific reference to the potential impact on the setting of heritage 

assets within the proximity of the masterplan boundary, and the subsequent impact on 

their significance. Historic England objected on the basis no consideration and likely 

mitigation was given to these heritage assets.  

 

2.8 We welcome the preparation of a Heritage Impact Assessment (HIA), dated November 

2018, for NFGN by the Council to address heritage concerns. 

 

2.9 The HIA for NFGN primarily assesses the four listed buildings located just beyond the 

boundary of the masterplan area, and determines the importance of their setting in 

relation to their overall historical significance, the likely harm arising from the garden 

neighbourhood and proposed mitigation measures.  

 

2.10 We support the assessment in principle, which correctly identifies that the harm arising 

from the proposed garden neighbourhood is less than substantial in accordance with the 

tests set out in the NPPF. It also correctly assesses the importance that each listed 

building’s setting contributes to the overall historical significance; specifically, the 

assessment of the Walton Priory in its now urban context and the setting of Gulpher Hall.   

 

2.11 The impact assessment clearly recognises that where less than substantial harm is likely 

to occur to the setting of these heritage assets, that through appropriate retention of open 

space and views, the potential harm can be mitigated successfully.  

 

2.12 This is reflected in the draft masterplan and SANG mapping, demonstrating that where 

we have identified areas of high landscape sensitivity, and therefore its importance to 

the historic setting through its openness and arable nature, we have sought to provide 

appropriate landscaping, retention of open space and key views to mitigate the potential 

harm as recommended in the HIA.  



 

   

 

2.13 In addition, we have instructed further archaeological advice and are discussing the 

expectations of the Archaeological Service further through the preparation of more 

detailed proposals for the NFGN. In respect of Heritage Assets, the masterplan has been 

prepared to enable both the delivery of homes in areas around the setting of Listed 

Buildings and the inclusion of mitigation and appropriate buffers. The masterplan enables 

this to be effectively addressed in detail at planning application stage.   

 

2.14 As such, the FDLP’s approach in respect of NFGN is both justified and consistent with 

national policy in respect of heritage considerations. 

 

Suitable Alternative Natural Greenspace (SANG) 

 

2.15 Natural England identified a need in their Preferred Options response for policy to require 

development across the District to consider green infrastructure and SANG 

requirements, informed by appropriate assessment. We agree that this is an appropriate 

form of mitigation for development of this scale in this location to address recreational 

impacts on European Sites in the area. 

 

2.16 Mapping setting out proposed SANG accompanies this submission, including existing 

natural areas to be enhanced. The proposed SANG areas can be of an appropriate 

quantity and quality to both reflect the Council’s requirements as well as regulatory 

standards. We have reviewed the appropriate assessment available in the public domain 

as part of the Local Plan evidence base.  

 

2.17 With specific reference to the allocation, Natural England require an assessment on 

landscape and designated sites and a project level Habitats Regulation Assessment 

(HRA). This would accompany any planning application within the allocation, and the 

Local Plan provides an effective mechanism to ensure this is addressed at the 

appropriate juncture. 

 

2.18 Whilst higher level work has been undertaken and submitted as part of previous 

representations in relation to the above, specific project level works will be undertaken 

as part of any future planning application submitted further to the allocation.  

 

 



 

   

Education  

 

2.19 Strutt & Parker continue to have discussions with Suffolk County Council to establish the 

level of education provision sought to be delivered by the masterplan, both on-site and 

off-site contributions, in respect of the current district wide need and the expectations 

placed on the Garden Neighbourhood resultant from the scale and development 

quantum of draft masterplan.  This will be addressed through detailed proposals for the 

NFGN, and the Local Plan provides an appropriate framework to deliver this. 

 

Access 

 

2.20 For the purposes of deliverability, works have looked at various access options across 

the masterplan area, with technical work informing optimal locations feasibility and 

capacity. Having identified Eastward Ho as a primary access into the SCDC owned land 

and the wider masterplan we are please that it is shown as a vehicular access point into 

the masterplan area amongst other previously accepted accesses. We have been 

undertaking works and discussions with SCC to support its use as an access into the 

site. Access for the Suffolk Coastal owned element of the NFGN is deliverable. 

  



 

   

3. Habitats Regulations Assessment and Strategic 
Environmental Assessment / Sustainability Appraisal 

 
3.1 The following representations are on the various Local Plan evidence base reports and 

documents, available in the public domain.  

 

Appropriate Assessment / HRA 
 

3.2 We support the Habitats Regulation Assessment in principle and recognise the need to 

deliver appropriate levels of SANG as a means of mitigating the impact of recreational 

users of European Sites, particularly the Deben Estuary SPA and Orwell Estuary SPA, 

of which the garden neighbourhood falls within the 13km Zones of Influence (ZOI). Its 

main vulnerabilities relate to recreation disturbance resultant from increased visitor and 

dog walking activities.  

 

3.3 It should be noted that the consented Candlet Road site for 560 homes does not secure 

any SANG within its outline planning permission and therefore it should be excluded from 

consideration of the SANG needs of the allocation as a whole. That site does however 

provide some green infrastructure and the green connecting routes across that site are 

fundamental to the sustainable interconnectivity of the masterplan as a whole. There are 

no barriers to the delivery of these as part of the future reserved matters applications on 

that site and some are facilitated through existing public right of way connections.  

 

3.4 It is important to note that we have started to assess the potential direct recreational 

impacts of dog walkers from the masterplan area into the SPA. Mapping work provided 

as Appendix 2 to this representation demonstrates that the shortest possible round trip 

walk to reach the SPA (and not walk within it) is 1 hour and 15 minutes from the closest 

point of the masterplan area. We are therefore of the view that impacts are unlikely as a 

result of dog walks directly from the site, though indirect effects may result from dog 

walkers driving to parking locations close to the Deben and Orwell estuaries.  

 

3.5 The HRA confirms that Policy SCLP12.3 is effective, as it confirms impacts of the 

development on the Deben Estuary can be mitigated through the provision of SANG. 

 



 

   

3.6 The NFGN has been subject to an initial screening process which recommends an 

appropriate assessment to determine the level of SANG, as expected with the critical 

mass and scale of the masterplan to support its allocation in the Local Plan. It is our view 

that the provision of SANG should be considered independently for each land ownership 

parcel to ensure that green infrastructure and housing is phased and deliverable 

together.  The appropriate point to determine the extent of SANG provision is at planning 

application stage when detailed masterplanning, design and landscaping principles can 

inform the quantity and (very importantly) the quality of SANG provision.  The FDLP 

provides the appropriate framework to ensure this is delivered at the appropriate time. 

 

3.7 The HRA sets out criteria for key principles and good practice in establishing appropriate 

levels and quality of SANG which provides a useful framework to help shape and deliver 

the best SANG across the masterplan. Ongoing technical work to inform the allocation 

suggests the NFGN meets the guidance threshold of 2.4 residents per dwelling with a 

minimum of 8ha per 1,000 residents; this approach is shown on the SANG mapping 

document that accompanies this submission (Appendix 3) demonstrating SANG areas 

and routes which could be achieved. SANG can and ideally should comprise of a mix of 

larger spaces and links/connecting routes to create a recreational experience easily 

accessible to all on the development. Previously the guidance of 8ha per 1000 residents 

has been used in the District at Brightwell Lakes (DC/17/1435/OUT) but with a lower 

occupancy multiplier of 1.47, based on population increase within the District as a whole 

resulting from planned growth. This is a position previously accepted by the Council and 

Natural England when assessing the likely significant effects on European Sites. This 

emphasises the importance of allowing planning application stage preliminary Habitats 

Regulations work to inform the approach to SANG provision, supported by the allocation 

policy maximum.  The consideration of SANG as mitigation involves both a quantitative 

and qualitative analysis to understand where it is best placed, how it should be 

landscaped, its distribution around the site and its scale.  

 

3.8 The HRA suggests key design considerations for SANG viability reasons, which have 

fed into the final draft allocation policy and supporting text. We support the design 

considerations which have surfaced as recommendations from the appropriate 

assessment, as they allow for the necessary flexibility to provide the right amount and 

type of SANG integral to success of the NFGN. This is reflected in the policy and text, as 

outlined in more detail in the policy and supporting text review, demonstrating a broad 

approach to SANG across the masterplan.  



 

   

 

Sustainability Appraisal (SA) 
 

3.9 We are generally supportive of the Sustainability Appraisal (SA) with regards to 

SCLP12.2 Strategy for Felixstowe and SCLP12.3 North Felixstowe Garden 

Neighbourhood which on the whole display either no impact or positive impacts on the 

various SA objectives.  

 

3.10 The SA assesses the draft policies and site allocations throughout the FDLP adopting a 

range of sustainability criteria used to determine the sustainability credentials of the Local 

Plan.  Such an approach is considered entirely appropriate, as per the The 

Environmental Assessment of Plans and Programmes Regulations 2004 (the SEA 

Regulations). 

 

3.11 It is important therefore to understand that assessing the overall sustainability of the 

NFGN is a result of a balancing exercise, weighing the positive against the negative and 

determining the overall contribution or detriment to sustainability of the Local Plan in 

accordance with the principle of sustainable development as set out in the National 

Planning Policy Framework (NPPF). 

 

3.12 We therefore support the council’s view on the sustainability of the site and their decision 

to take it forward for allocation in the FDLP. The Council clearly recognise the 

sustainability credentials of the NFGN in relation to, inter alia, housing delivery, health 

and well-being, and education. We therefore support the Council’s view of the 

sustainability of the NFGN. 

 

3.13 However, we consider there are several instances where proposals for NFGN have been 

assessed as unduly negative, as set out below.  

 

SCLP12.2 SA Objective 8 

 

3.14 With regards to the negative scoring against Objective 8, we would recommend that the 

assessment acknowledge that there is uncertainty in respect of the proposal’s impact. 

Whilst the Agricultural Land Classification Map Eastern Region (ALC008) suggests that 

this area is predominantly grade 2 agricultural land, with a small amount of grade 1 

agricultural land, it should be recognised that this map is intended for strategic use, and 



 

   

Natural England warn against using it to determine the agricultural land classification of 

specific sites. 

 

3.15 Furthermore, it should be noted that Natural England’s 2010 Agricultural Land 

Classification Map Eastern Region (ALC008) suggests that the area of highest 

agricultural land value (Grade 1) is a very small percentage when compared with the 

overall land take of the garden neighbourhood. This area of higher grade land as per the 

2010 mapping is located along the north western boundary of the masterplan area and 

within an area that would in effect be used as landscaping buffer to offset the impact of 

development on the wider, more sensitive landscape.  

 

 

 

 

 

  



 

   

4. Representations made on Regulation 19 Final Draft 
Local Plan – Policies and Supporting Text  

 
SCLP3.2: Growth Strategy for Suffolk Coastal 

 
4.1 We fully support that Felixstowe is identified for growth as it is well located in relation to 

existing development, well-related to existing infrastructure including A14 and located 

well in relation to existing employment through the Port of Felixstowe.  
 
4.2 The strategy is underpinned by a detailed evidence base and supported by a 

Sustainability Appraisal.  We can also confirm that the proposed approach is deliverable, 

and that the necessary landowners and stakeholders are working together to realise 

proposals.  
 

SCLP12.3: North Felixstowe Garden Neighbourhood 

 

4.3 We support this policy in principle and are satisfied on the whole that the allocation policy 

is consistent with what is being promoted and sufficiently provides a robust framework to 

guide the NFGN whilst allowing flexibility to ensure deliverability.  
 
4.4 However, to ensure the policy is wholly reflective of what is being promoted and is 

executed in accordance with the vision for the NFGN, attention needs to be drawn to the 

delivery mechanism of the masterplan and the importance of it being identified in the 

policy.  
 
4.5 It is important that the policy recognises the masterplan will be delivered through a 

phasing programme to be later determined at application stage. This is to ensure that 

the policy promotes an understanding that each individual parcel will come forward 

separately, under an overall framework, and at different stages. This is critical when 

establishing the key trigger points at which housing, education and community provision 

needs to come forward in order to create a sustainable community from the outset.  
 



 

   

4.6 It is also key to bringing forward the brand new leisure centre early on the delivery of the 

masterplan.  It is important for continuity purposes so existing users of Brackenbury and 

the Seafront have access to the new facility before any closure of the existing sites as a 

result of applications coming forward. 
 

4.7 As the flagship development of the masterplan, it is key the leisure centre takes 

precedence in terms of delivery and therefore is essential to be at the forefront of a 

phasing plan; it is therefore critical the policy is explicit in acknowledging development 

will come forward through phasing.  For the purposes of promotion and securing an 

allocation in the Local Plan, the broad nature and delivery mechanism of infrastructure 

contributions should be eluded to without going into any detail of the distribution.  
 

4.8 We support confirmation that the NFGN will provide a brand new leisure centre which is 

easily accessible by the community. It is important that the leisure led element of the 

garden neighbourhood is identified in the policy, to ensure deliverability of which is 

underpinned by bringing forward a new leisure complex.  
 

4.9 Whilst the exact location is yet to be finalised, the policy needs to give some certainty 

that the new leisure centre will be delivered in an optimal location, of which has been 

proposed as part of Strutt & Parker’s previous Reg 18 submissions, located close to new 

communities created, including the Walton North development, and strategic links such 

as the A14.  
 

4.10 It is therefore recommended that point a) should be amended to read: A new leisure 

centre in a location which is easily accessible for the existing community and new 
community and strategic links.  
  
NFGN Policy Map Masterplan  

 
4.11 We support the overall allocation in principle and agree with the broad composition of 

uses across the masterplan. There are however some inconsistencies between the 

policy map in the FDLP and that which has been promoted at Reg 18 stage – specifically 

the extent of the red line boundary and the inclusion of the northern parcel towards 

Gulpher Lane to the north. The submitted Reg 18 masterplan has evolved through 

community engagement and the professional input of landscape, transport and 

masterplanning professionals.  



 

   

 
4.12 Whilst inclusion of this northern parcel was originally promoted at Issues and Options 

stage as the masterplan study area, it has never been a formal part of the development 

or open space area. At most the 2017 concept masterplan faded the masterplan into this 

area to account for uncertainties at that time over the landscape mitigation required.  
 

4.13 The September 2018 submission very clearly removed this area from our masterplan 

study area as a result of technical landscape work that was appended to that submission. 

The masterplan was based on a land budget and distribution of development and open 

space which did not need that area. This parcel of land is considered to be very sensitive 

in landscape terms and therefore would better serve the surrounding landscape and 

garden neighbourhood if left as open arable farmland outside of the masterplan 

boundary. The Landscape and Visual Appraisal recognises that the northern boundary 

of our latest masterplan maintains a well defined edge to the development area which 

would be enhanced and reinforced with additional planting as per the consented Candlet 

Road site. This approach is consistent with existing field boundaries 
 

4.14 We maintain strong recognition of the recreational importance of this part of the 

landscape and the masterplan seeks to promote and enhance routes to the north and 

into the countryside and AONB whilst not creating increased access to the Deben SPA. 

The complete approach to enhancement of recreational routes is something which 

should be developed in consultation with the County Rights of Way team at pre-

application and outline planning application stage.  
 

4.15 The Heritage Impact Assessment (HIA) for NFGN primarily assesses the four listed 

buildings located just beyond the boundary of the masterplan area, and determines the 

importance of their setting in relation to their overall historical significance, the likely harm 

arising from the garden neighbourhood and proposed mitigation measures.  

 

4.16 We support the assessment in principle, correctly identifying that the harm arising from 

the proposed garden neighbourhood is less than substantial in accordance with the tests 

set out in the NPPF. It also correctly assesses the importance that each listed building’s 

setting contributes to the overall historical significance; specifically, the assessment of 

the Walton Priory in its now urban context and the setting of Gulpher Hall.   

 



 

   

4.17 The impact assessment clearly recognises that where less than substantial harm is likely 

to occur to the setting of these heritage assets that through appropriate retention of open 

space and views, the potential harm can be mitigated successfully.  

 

4.18 This is reflected in the draft masterplan and SANG mapping, demonstrating that where 

we have identified areas of high landscape sensitivity, and therefore its importance to 

the historic setting through its openness and arable nature, we have sought to provide 

appropriate landscaping, retention of open space and key views to mitigate the potential 

harm as recommended in the HIA.  

 

4.19 There is however, as displayed in the FDLP, the assumption that the northern parcel 

south of Gulpher Road is included in the masterplan boundary, and therefore forms part 

of this HIA. Whilst the HIA recommends retention of this parcel as open space to mitigate 

harm on the setting of Gulpher Hall, in reality this area will be excluded from the red line 

boundary of development proposals, and is not proposed to be subject to any 

development / change.  We wish to avoid risk that a future decision-maker may infer that 

development / provision of informal open space on this parcel is intended, which could 

be considered harmful and therefore may undermine the deliverability of the NFGN.  

 
4.20 The masterplan provided as Appendix 1 has been developed through a detailed process 

and with engagement and consideration of Issues and Options responses. The 

‘indicative masterplan’ accompanying the policy should be read alongside the promoted 

masterplan at Appendix 1, and not be interpreted as laying out the full manner in which 

the allocation should come forward.  
 

4.21 To ensure the FDLP is effective, we suggest that the FDLP refers to the latest masterplan 

prepared (provided at Appendix 1) and any indicative plan embedded in the FDLP better 

reflects our promoted masterplan. We therefore wish to request a modification in this 

respect.  Due to the nature of the current consultation, we wish to stress we are seeking 

an addition to ensure the FDLP is effective rather than objecting to proposals per se.  
 

SCLP12.3 Supporting Paragraph 12.30 
 
4.22 We support this paragraph in principle, successfully setting out the mixed use nature of 

North Felixstowe, especially the emphasis on delivery of a leisure led development and 

housing. There is however an inaccuracy in the land take derived from an inconsistency 



 

   

in the masterplan area the Council have published in the FDLP, as previously highlighted 

in this representation.  
 

4.23 Based on commentary we have provided on the northern area of land, the figure of 143 

hectares does not reflect the actual land take proposed for delivery of the overall 

masterplan. This figure is based on the inclusion of the most northern parcel of 

landownership towards Gulpher Road, the Town Council allotments and the Woodland 

Trust land. The masterplan promoted by the Council (as landowner) does not seek to 

change the use or develop these areas of land. This figure therefore gives the impression 

of a much larger allocation than it actually is.  
 

4.24 It is important that the correct developable area quantity is identified in the supporting 

text as it provides a basis from which broad, higher level assumptions of development 

capacity and mix of uses can be formulated and allows preliminary calculations based 

on best practice to be undertaken to inform the applications at a later stage.  
 

SCLP12.3 Supporting Paragraph 12.32 

 

4.25 We support the Local Plan’s recognition that the individual parcels of land that comprise 

the NFGN masterplan area will, whilst guided by an overall masterplan framework, come 

forward separately as self-contained entities through separate planning applications. 

This will be integrated into a phasing program.  
 
4.26 This text is therefore considered to be effective and therefore sound.  
 

SCLP12.3 Supporting Paragraph 12.36  
 

4.27 We support in principle paragraph 12.36 as it identifies the importance of the Grove 

Woodland, Eastward Ho and the playing pitches. The spatial arrangements of the policy 

indicative masterplan and our promoted masterplan have a degree of consistency 

around the Grove Woodland and Eastward Ho sports pitches. It is important that the 

supporting text recognises the relative importance, usage and varying quality of these 

important local areas and determines their inclusion into the masterplan with a degree of 

flexibility to allow the most sustainable inclusive development.  We are planning a holistic 

approach in the development of the masterplan for the Council owned land enabling the 

most efficient provision of residential, community and green infrastructure development.  



 

   

 
4.28 As such, we recognise the importance of the Grove, Eastward Ho and playing pitches in 

biodiversity, ecological and recreational terms, which is reflected and integrated into the 

draft masterplan and proposed development strategy. 
 
4.29 The recognition that parts of the areas identified above are of a lower quality is supported, 

and that the Council will look to improve the quality of this provision through collaborative 

stakeholder engagement. Whilst this is encouraged, again this implies that this space 

will only be subject to agreed improvements and does not allow for flexibility such that, 

where this lower quality space fails to meet the requirements and expectations of 

recreational and community space the NFGN seeks to deliver, parts of this space may 

be replaced or relocated for the benefit of greater quality space for existing and future 

residents.  
 

SCLP12.3 Supporting Paragraph 12.37 

 

4.30 We support this paragraph and the subsequent supporting text on SANG requirements. 

The supporting text is reflective of the HRA and both the guiding best practice principles 

and the design considerations for the NFGN. The text recommends that SANG is 

supported by locally relevant information, accommodates walkers with or without dogs, 

is easily accessible and is central to the design and layout of the garden neighbourhood. 

Appendix 2 also sets out potential dog walking routes to the north, which is an area 

where rights of way routes could be improved and utilised without increasing potential 

for walks into the Special Protection Area.  

 

4.31 This ensures a flexible approach to SANGs whilst providing a high level framework to 

guide SANGs ensuring it is responsive to a local context.   

 

SCLP12.3 Supporting Paragraph 12.39  

 

4.32 We support the recognition that there is opportunity for the enhancement, extension or 

re-provision of existing facilities, namely the playing fields at Eastward Ho.  

 

4.33 An understanding that the lower quality areas may be subject to re-provision and not 

restricted to retention and improvements allows the flexibility needed to ensure the 



 

   

masterplan comes forward offering the optimal open space, community and service 

provision and layout to create sustainable and inclusive communities.  

 

SCLP12.3 Supporting Paragraph 12.43 

 
4.34 We support the degree of flexibility that is allowed for education provision and location 

on the masterplan in the supporting text. It is important that the school site (for approx. 

630 places covering approx. 3 hectares) is located in the most sustainable location and 

that it benefits from the surrounding uses and infrastructure, specifically related to design 

and layout of the masterplan.  
 

4.35 Therefore, a recognised need for engagement with Suffolk County Council is critical to 

establishing the best outcome for a school site, whilst establishing that a decision needs 

to be made early on in the masterplanning process proving key to its deliverability.  We 

have recently met with the County Council to explore the provision of a 630 place primary 

school within the masterplan and will be undertaking some feasibility studies with them 

focussing on the opportunities and constraints of options. It is a priority for the Council 

(as landowner) that clarity is available ahead of planning applications on how an 

accessible school site may be made available with the earliest phases of development.  
 

 
 

  



 

   

5. Conclusion 
 

5.1 We support the FDLP’s overarching approach to North Felixstowe.  We consider it is 

justified, consistent with national policy, effective, and contributes towards ensuring a 

positively prepared Local Plan. We have however noted areas where we seek to clarify 

the Council’s position as landowner and promoter of its masterplan.  

 

5.2 We have requested modifications (albeit minor ones) to the FDLP to ensure that it 

represents the most up-to-date position in respect of proposals we have promoted for 

NFGN. 

 

5.3 In light of our requested modifications, and given our role in delivering a key part of the 

FDLP strategy for the District, we consider it is necessary to participate in the 

examination process following submission of the Local Plan. 
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Concept Masterplan

This document as a whole sets out the guiding principles and elements of 

the masterplan for the complete North Felixstowe Area.  The masterplan 

is shown opposite and its has evolved as a concept through the in!uence 

of the Leisure consultation, technical advice and public engagement. The 

masterplan is an illustrative concept to demonstrate how the development 

parcels and Leisure Centre site could be delivered. It supports the draft 

allocation proves the sustainable nature of the garden neighbourhood that 

can be achieved in this area.

The following sections of this document deal with each speci"c aspect in detail 

and this document as a whole builds up the masterplan framework: 

Section Page No. Subject Summary 

 2  12 Leisure vision

This sections sets out the process that has been undertaken to 

determine the preferred location of the leisure centre and the scale of 

the leisure developments proposed.

 4  26 Housing and growth 

This demonstrates the amount of housing and distribution across 

the Masterplan area and the ability for the District and Town to 

accommodate this scale of growth.

 5  28 Landscape and biodiversity 
Following Landscape and Ecological Assessments this sections 

summarises the key in!uences these have on the masterplan.

 6  30 Health, leisure and recreation 

In addition to opportunities to create a new Leisure Centre, this 

section demonstrates the ability for the masterplan to create a 

healthy and active community.

 6  36 Sustainable transport 
Demonstration of sustainable connections, public transport, 

vehicular accesses and highway capacity of the site,

 6  42 Community facilities 
This explores the possible Primary school locations and 

community provision across the area.

 6  43 Drainage 
A key in!uence on the layout to ensure well designed sustainable 

drainage measures are integrated. 

 7  44
Enhancement of Tourism and the 

Visitor Economy

Exploring the tourism/visitor bene"ts of the development and 

regeneration opportunities. 

Section 1



*

*

*
*

*

*

Figure 1.3: Development framework
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This submission document has been prepared to support an opportunity 
area for a leisure-led residential development at North Felixstowe. The 
document has been prepared on behalf of Suffolk Coastal District as 
Landowner and provider of leisure services within the district. This 
submission follows the original Felixstowe Leisure Vision submission 
document that was produced as part of the Regulation 18 Issues and 
Options Consultation in October 2017. That submission set out an 
opportunity for a strategic allocation underpinned by leisure-led housing 
growth. The delivery of a new Leisure Centre as part of the allocation is key 
to the principle of this growth area.

The Suffolk Coastal Draft Local Plan has identified its development needs 
across the district throughout the plan period, proposing its growth 
strategy to steer development towards the district’s prosperous and 
successful centres, namely it’s largest of Felixstowe. 

With Felixstowe identified to accommodate a significant proportion of 
growth over the plan period, opportunities have arisen relating to urban 
extensions and garden communities. The draft local plan identifies an 
opportunity to provide new sustainable and inclusive communities through 
a Garden Neighbourhood at North Felixstowe. This comprehensive 
approach will enable infrastructure and community needs to clearly inform 
the masterplan and allocation policy. 

North Felixstowe Garden Neighbourhood has been put forward as a 
proposed policy site allocation within the draft local plan, giving the area 
weight and potential.  It is a logical residential expansion of this town, 
continuing a strong pattern of plan-led growth in the town.

This opportunity area has been shaped around existing consented 
schemes. These include the land north of Candlet Road for 560 homes, 
allocations and development sites off Ferry Road and the Walton North 
housing site. The masterplan area has also been promoted by Trinity 
College and other landowners. It is recognised that Suffolk Coastal 
District Council, as a landowner in North Felixstowe and provider of 
leisure services for the district, needs to play a proactive role in this 
regard, especially in relation to opportunities to deliver enhanced leisure 
provision. 

The East Suffolk Business Plan (2015 – 2023) identifies leisure and investing 
in healthy lifestyles as a critical success factor that supports the delivery 
of its shared vision. This support is underpinned by a focus to enhance and 
re-develop leisure and sports facilities in the District, with an overall aim to 
increase the access to quality leisure facilities and activities that promote 
healthier lifestyles.

In addition to being identified as a success factor within the East Suffolk  
Business Plan, there is an identified need for new leisure facilities 
throughout Felixstowe. A recent Leisure Review has determined that it is 
most viable to deliver a new Leisure Facility instead of undertaking major 
repairs, improvements or leisure redevelopments of existing outdated 
sites. The existing leisure facilities in Felixstowe are constrained and 
modification of existing buildings is challenging and unviable in the long 
term. Swimming pool, sports hall, health and fitness, 3G, climbing facilities 
and leisure water all have demand that is not being met within the town 
and the district. By creating a new destination facility the town will be able 
to draw even more visitors from the wider area and enhance its visitor 
presence as a leading East Anglian coastal resort. 

The Retail and Commercial Leisure Study (2017) for Felixstowe identified 
that with future projected population growth the associated demand for 
fitness and gym facilities will exceed the current available provision in 
Felixstowe. 

It also must be addressed that there is an ageing population that is 
projected to increase placing more importance on health and vitality of 
this demographic as well as growth and diversifying leisure needs amongst 
younger age groups. A new focus on leisure also has potential to attract 
tourists and families from the wider area in line with the East Suffolk 
Business Plan vision.

Section 1

1 Introduction
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Strategic Location 

The site is situated on the current rural urban fringe of North Felixstowe 
and spans west towards the Dock Spur Roundabout, east towards Ferry 
Road and North towards Gulpher Road. The masterplan area forms an 
urban extension contingent to the adjacent residential areas bordered by 
Candlet Road and Links Avenue. 

The site benefits from its close proximity to the main urban area of 
Felixstowe, specifically its proximity to the town centre. The masterplan 
site is within a 10 minute walk from key central locations such as Felixstowe 
Train Station and the high street.

Proximity to the Dock Spur Roundabout positions the site within close 
distance of the A14 and a gateway into the town. The A14 provides access 
towards the south of Felixstowe, serving the Felixstowe Port, which acts 
as a major employment area for the Town. The A14 westwards also serves 
Ipswich - a major centre for growth and employment – and the wider 
eastern region. North of the site is the Deben Estuary and Suffolk Coast 
and Heaths Area of Outstanding Natural Beauty (AONB), stretching across 
the countryside north of Felixstowe towards Felixstowe Ferry. 

Felixstowe Town benefits from a healthy retail and leisure offer supported 
by a balanced mix of residents, employees, day visitors and tourists. It is a 
thriving coastal town and major centre in the Suffolk Coastal District and is 
therefore well placed to accommodate growth and deliver new homes and 
facilities for the Suffolk Coastal Region.

The extent of the area covers a total area is 144.3 hectares and is formed 
of multiple parcels of land which fall into various ownership, with Suffolk 
Coastal District Council owned land forming the central part of this wider 
strategic area. 

Section 1

Consented/Allocated sites

Suffolk Coastal District Council (82.6ha)

Masterplan study area

Trinity College land (31.5ha)

 Adams Family land (17.4ha)

Area of Outstanding Natural Beauty

Town Council Allotments

Woodland Trust land
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Figure 1.1: Strategic location
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Railway

Public Right of Way
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Sensitive edge with 
existing development
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proximity to site
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(approx. 560 dwellings)

Walton North development 
(approx. 385 dwellings)

Ferry Road development
(approx. 197 dwellings)

FPP5 housing allocation
(approx. 150 dwellings)

A

B

C

D

Committed Developments 

There are a number of already consented development schemes that will 
be brought forward in and around the masterplan area. Ensuring that 
these are brought forward appropriately within the wider context of North 
Felixstowe is a key consideration to avoid piecemeal isolated housing 
developments. 

Candlet Road (A)

A scheme for residential led mixed use development at Candlet Road 
was initially refused but allowed on appeal. The scheme comprises the 
following:

 - 560 dwellings 
 - Local Community Centre
 - 60 Bedroom extra Care Home and 50 Assisted Living Units
 - 2 small Business Units
 - Open space provision
 - Land for a possible primary school
 - Associated Infrastructure.

The scheme was submitted an individual outline application, prior to any 
initial discussions or concepts of bringing forward a garden neighbourhood 
across the North Felixstowe strategic area. It is therefore seen as a 
priority from the Council as a landowner to bring forward this area in a 
comprehensive holistic approach to join up with the committed Candlet 
Road scheme. 

Walton North (B)

A hybrid application for outline permission for residential development 
and full permission for conversion of listed stables to business units 
is consented on the Walton North Site, south east of the Dock Spur 
Roundabout. The scheme comprises the following:

 - Construction of 385 dwellings
 - Conversion of curtilage listed stables to B1 business use
 - Associated Infrastructure
 - Open Space
 - New link road and roundabout on Candlet Road.
 - Linear park between Walton High Street and Candlet Road

Whilst not part of the masterplan area, it adjoins the western part of the 
site and therefore must be taken into consideration when bringing forward 
future development. 

Ferry Road (C)

A residential development is permitted consent towards the east of 
the strategic site located at Ferry Road. The scheme has commenced 
development and comprises the following:

 - 197 dwellings
 -  Associated roads, paths and driveways
 -  Car parking 
 -  Landscaping and public open space

Although the Ferry Road scheme does not comprise part of the proposed 
Garden Neighbourhood area, there is an allocated site congruent to the 
eastern boundary of the strategic area, which borders the Ferry Road 
development to the west. Over the plan period the Garden Neighbourhood 
will look to incorporate the allocation and Ferry Road Scheme. 

Allocation FPP5 – Land North of Conway Close  (D)

3.38ha identified for approximately 150 residential units. Its allocations 
seeks:

 - Maximum building height of 2 storeys
 - Development will need to be high quality and sympathetic to the 

surrounding character of the area and Listed Building at Park Farm 
Cottages to the west of the site

 - On site open space and play facilities 
 - Upgrading Footpath 8 to create a New Public Right of Way to provide a 

circular route
 - Provision of on-site early years setting
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Concept Masterplan

This document as a whole sets out the guiding principles and elements of 
the masterplan for the complete North Felixstowe Area.  The masterplan 
is shown opposite and its has evolved as a concept through the influence 
of the Leisure consultation, technical advice and public engagement. The 
masterplan is an illustrative concept to demonstrate how the development 

parcels and Leisure Centre site could be delivered. It supports the draft 
allocation proves the sustainable nature of the garden neighbourhood that 
can be achieved in this area.

The following sections of this document deal with each specific aspect in detail 
and this document as a whole builds up the masterplan framework: 

Section Page No. Subject Summary 

 2  12 Leisure vision
This sections sets out the process that has been undertaken to 
determine the preferred location of the leisure centre and the scale of 
the leisure developments proposed.

 4  26 Housing and growth 
This demonstrates the amount of housing and distribution across 
the Masterplan area and the ability for the District and Town to 
accommodate this scale of growth.

 5  28 Landscape and biodiversity Following Landscape and Ecological Assessments this sections 
summarises the key influences these have on the masterplan.

 6  30 Health, leisure and recreation 
In addition to opportunities to create a new Leisure Centre, this 
section demonstrates the ability for the masterplan to create a 
healthy and active community.

 6  36 Sustainable transport Demonstration of sustainable connections, public transport, 
vehicular accesses and highway capacity of the site,

 6  42 Community facilities This explores the possible Primary school locations and 
community provision across the area.

 6  43 Drainage A key influence on the layout to ensure well designed sustainable 
drainage measures are integrated. 

 7  44 Enhancement of Tourism and the 
Visitor Economy

Exploring the tourism/visitor benefits of the development and 
regeneration opportunities. 

Section 1
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Figure 1.3: Development framework
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2 Leisure Vision

This submission proposes a leisure-led mixed use Garden Neighbourhood . 

Whilst early designs for this new sustainable extension to the town aimed to 
respond to the housing need and call for growth in Felixstowe and Suffolk Coastal, 
this new Garden Neighbourhood is led by the delivery of a new Leisure Centre 
facility embedded in the masterplan and allocation policy.

The quality of leisure provision in Felixstowe is increasingly lacking and needs 
to be revitalised to meet both the current and future needs and desires of the 
population. This not only means providing new and improved recreation and 
leisure facilities, but also provide opportunities for people to walk, cycle and utilise 
the outdoors as a community. It is also important that the relationship between 
leisure, recreation and healthy living is encouraged, with healthy lifestyles forming 
an integral part of sustainable living and happiness in the neighbourhood, town 
and across the district. 

The North Felixstowe Garden Neighbourhood not only provides a flagship state 
of the art leisure complex, community facilities and green space / infrastructure, 
but looks to unlock potential of the existing leisure centre sites at Brackenbury and 
Seafront through high quality redevelopment that will further benefit Felixstowe. 

Background

Suffolk Coastal are in the process of undertaking a comprehensive review and 
redevelopment programme of its Leisure Centres. It is recognised that all of the 
District’s sites are not fit for the next 15-20 years of service and, if they were not 
refurbished, would be a significant financial drain on the Council’s resources 
moving forward.  

The Deben Leisure Centre in Woodbridge is now complete and opened to the 
public on 20th June 2018. The second project, Leiston Leisure Centre, is due to 
commence from 1st September 2018, due to be completed in the summer of 2019.

The existing Felixstowe Leisure Centre was built in 1985 and Brackenbury Leisure 
Centre, also operated by the council in Felixstowe, from the 1990’s.  Both facilities 
are in need of significant money to be spent on them to maintain their current 
offer. 

In May 2017, The Sports Consultancy (TSC) was appointed by the Council to 
undertake an options appraisal for the proposed redevelopment of the Felixstowe 

Leisure Centres.

The Felixstowe Leisure Centre is a facility of significant size, with which comes 
significant running costs.  This, coupled with the fact that operating two separate 
sites within Felixstowe means that costs are also duplicated, has raised the option 
that there is potential to deliver a single destination facility in the town that will 
serve the community and attract people from further afield. 

Options Appraisal

From the outcomes of the identified needs for Felixstowe and in addition, the 
facilities required to provide a ‘destination’ facility (see the ‘Leisure Consultation 
Summary’ provided as Appendix B.1), the following six options have been 
considered and key issues identified with each:

Option 1 – Do nothing current solution

Operating two facilities is not efficient and significant investment is required at 
both facilities to maintain the service without adding any additional activities.  

Option 2 – Redevelop the Existing two sites

Operating and maintaining two separate sites is not efficient and Sport England 
and TSC both recommend the option of bringing the facilities of each of these 
onto one site.

Option 3 – Redevelop the existing Seafront Leisure Centre site

The site evaluation options appraisal put this site as the least suitable option. This 
is due to its limited catchment area and drive time distance to attract additional 
users from outside the town. The size of a destination facility would also mean 
that this location would require the current site, plus both the events area and car 
park to accommodate such a facility.  A further point to consider is that a closure of 
approximately 18 months to 2 years would be required for building works, leaving 
the town without a swimming facility and other facilities for a substantial period 
of time.   

Option 4 – Redevelop the Existing Brackenbury Leisure Centre site

Moving a comprehensive site to this area does increase the catchment area and 
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the site is large enough to accommodate a destination facility. However, the site 
is constrained by surrounding residential uses which would affect the scale and 
nature of development. Brackenbury doesn’t have a prominent roadside presence 
that is considered crucial in bringing in members.    

Option 5 – Build new leisure centre on the Eastwood Ho site

This option was an improvement on the two previous sites in that it would 
allow a new facility and the catchment area increases further. The Council 
own the land and outdoor sports pitches exist on the site.  This site would 
lack a roadside presence required for such a destination facility.  

Option 6 – Build a new leisure centre in North Felixstowe  

This option came out on top for the location of a new or redeveloped facility.  The 
North Felixstowe option would have a very prominent roadside presence, it would 
increase the catchment area from the current circa 70,000 potential members/
visitors for the location of the Seafront Leisure Centre site to 160,000, which would 
support the facility to become more financially sustainable. Sport England data 
shows that a typical regular leisure centre member will drive up to 15 minutes to 
their venue. Figures 2.2 and 2.3 demonstrate a comparison of the 15 minute reach 

of the two locations. 

A significant benefit from providing a new leisure centre is that the existing 
ones can remain open through the building process and potentially 
close on one day with the new facility opening the next, without a gap in 
provision.

Alongside this site appraisal process, a consultation process was carried 
out between 19th February and 30th April 2018. The outcomes of this are 
provided as Appendix B. This consultation received 996 responses and it 
involved considerable engagement with community and sports groups. 

The combination of the site options appraisal and the consultation provide 
strong evidence for the council to promote a viable option for delivery of 
a new Leisure Centre within the masterplan and as a guiding development 
underpinning the comprehensive package of growth within this submission. 

Key Leisure Principles

The key leisure elements of the garden neighbourhood are as follows:
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Figure 2.2:  Drive times for Felixstowe Figure 2.3:  Drive times for Trinity College site
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 - State-of-the-art leisure centre

 -  New and enhanced sports pitches and facilities 

 -  Enhanced and proposed walking and cycling routes 

 -  Open space and green infrastructure for recreational use including play 
and trim trails. 

 -  Improved connections with the countryside and rural recreational routes.

New Leisure Centre 

The masterplan proposes a brand new leisure centre for Felixstowe with 
the aim of providing a centre fit for purpose for the next 30-40 years, 
designed with the highest quality and state of the art facilities serving the 
current and future population. 

The location of the leisure centre is also strategically positioned to be 
a flagship building to the North Felixstowe Garden Neighbourhood and 
Felixstowe as a coastal resort. Its location off the new Walton North 
roundabout next will ensure the centre is highly accessible from within 
the town and to those travelling from the west along the A14. It will 
draw in tourists and visitors to Felixstowe and attention will be given to 
encouragement of onward travel to the seafront and town centre, including 
potential public transport connections and parking incentives. 

Facilities 

The proposed leisure centre aims to provide a wide range of facilities that 
relate to sport, recreation and community need. The centre is intended to 
provide the following facilities:

Pool Facilities

 - A full sized pool (25m, 8-lane) will be available able to provide lessons, 
sessions and casual swim to all requirements. Without further housing 
growth, the town is expected to have an under provision of swimming 
pool facilities within the next 10 years without a new development based. 

 - A 15m x 8.5m learner pool with moveable depth floor

 - The pools will also feature a high quality slide arrangement for children and 

families, a form of leisure water which is not available in the area at present.

 - A thermal suite (sauna and steam) will also be included.

Gym

 - The centre will provide a 100 station multi-machine, multi space gym 
equipped with brand new state of the art machines, equipment and 
spaces. There is an existing shortfall in gym provision in the town. 

Sports pitches

 - Multiple full sized artificial pitches will be offered to accommodate a 
variety of outdoor sports and meet the recognised need for a full sized 
3G form of pitch for the town. This will be floodlit and available for public 
use during the daytime and evenings.

Courts and studios

 - A full sized sports hall and courts will be central to the provision and 
these will be adaptable to accommodate courts for a range of sports. 
Dance and Spin studios will also be included. 

Recreational Facilities

 - In addition to sport and community space, the leisure centre will offer 
high quality activities such as climbing walls and soft play for younger 
groups and families which are not currently available in the area.

Community Space

 - The Leisure centre will include a significant café provision and scope 
for community space, retail and additional rooms for community needs. 
The Council will explore whether there are complementary community 
services which could be a part of the offer. 



North Felixstowe Framework16 Section 2

SportsHall

Leisurecentre

3GSports Pitch

Parking

Parking

Pa
rk

in
g

A

A

Walton North
development

Candlet Road / A154

Figure 2.4: Indicative leisure centre layout 



North Felixstowe Vision 17

C
an

dl
et

Ro
ad

55m

6m 3m 4m

8m 10m

16m5m7m7m 7m

Le
is

ur
e 

C
en

tr
e 

ca
r P

ar
kWalton North development Proposed Leisure Centre

Pl
an

te
d 

st
ri

p

Pe
de

st
ri

an
 /

 
Cy

cl
ew

ay

Ex
is

ti
ng

V
er

ge
 /

Pl
an

ti
ng

Ex
is

ti
ng

V
er

ge
 /

Pl
an

ti
ng
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A A

Benefits

The masterplanned approach to housing and leisure enables a higher quality of 
leisure provision to be offered in Felixstowe, delivering a high standard facility to 
accommodate the growing needs and requirements of the existing population as 
well as future residents. 

By redeveloping the existing leisure centre sites a more viable proposal can be 
brought forward and greater benefits to the local economy and visitor facilities for 
the resort can be delivered. 

The leisure centre will prove crucial to the vitality and continued economic 
importance of Felixstowe, proving key to the tourist and visitor economy. In 
addition to meeting the demand of current Felixstowe residents, the new 
leisure centre will help attract significant visitor numbers to Felixstowe. 
This will help support and stimulate economic vitality in Felixstowe and 
boost the tourism industry.  

Integration of Leisure with Open Space and Green Infrastructure

The masterplan proposals also aim to provide large areas of open spaces and 
green infrastructure rich in variety of landscaping, existing and proposed 
recreational routes.  This is an important leisure element of the proposed 
masterplan as new communities are encouraged to make use of the outdoors 
and areas of high environmental and landscape value to promote healthier, more 
sustainable modes of travel and exercise. 

Connections with the countryside will be retained, expanded and enhanced 
to the benefit of the existing and proposed community. Creating space for 
informal leisure also helps bring together the community in shared activities and 
enjoyment of amenity areas. This social cohesion driven by leisure and recreation 
though open space helps to support inclusive communities and healthier 
lifestyles.

Section 2
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Figure 2.6 / Figure 2.7: Examples of high quality modern swimming pool and leisure centre developments

Section 2

Figure 2.9: Proposed Leiston Leisure Centre CGI

Figure 2.8: Recent Deben Leisure Centre
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Leisure Centre - Walking and Cycling connections

The whole masterplan area and its existing and potential connections with the 
rest of the town have informed the framework masterplan proposals. A significant 
level of consideration has been given to the routes connecting the proposed 
Leisure Centre location with the town centre and train station and the extent of 
the town captured within a convenient walking distance. Figure 2.10 shows the 
range of areas of Felixstowe, Walton and Trimley St Mary which are within close 
walking distance of the proposed Leisure Centre location. It also recognises the 
proximity of the proposed location to nearby schools which would make use of 
the facility. 

It is important that this leisure and recreational facility is in a location which can 
be sustainably accessed by pedestrians and cyclist and this is demonstrated. 
Sustainable modes of transport will be actively encouraged, however, due to 
the nature of this facility and its wider draw it will also involve a considerable 
proportion of its visitors arriving by car. This will include families and those 
undertaking intensive sports and fitness activities on the site who generally 
wish to drive to and from the facility. The Leisure Consultation found that 68% of 
respondents travel by car and 24% walk. 

By undertaking a detailed assessment of the distance of routes (including 
future routes through the masterplan area) an appraisal of the distance 
and quality of some of those routes has also commenced. The routes to 
the proposed Leisure Centre location should not be interpreted purely 
based on the existing connections and routes in the area. It should include 
new and improved routes delivered by existing committed development at 
Walton North and the Candlet Road site, these include:

 -  New footways and cycle routes along Candlet Road and Grove Road

 -  A new Toucan Crossing over Candlet Road 

 -  New footway provision on Gulpher Road

 - A link road with pedestrian and cycle provision connecting Candlet Road 
and Walton High Street. 

 -  Improvements to the footpath route between Candlet Road and Ataka 
Road

 -  A speed reduction on Candlet Road

In addition, as a result of the growth proposed there will be wider 
opportunities for improvements to ensure that whole masterplan area 
optimally integrates with the rest of the town. These will include:

 -  A 2nd new toucan crossing over Candlet Road.

 -  Further pedestrian and cycle paths along Candlet Road.

 -  Wider speed reductions along Candlet Road and Grove Road.

 -  Additional path improvements through The Grove.

 -  Wider improvements to existing footways and cycle routes in the area as 
may be deemed necessary in future Transport Assessment. 

 -  Comprehensive dedicated pedestrian and cycle routes through the 
masterplan area. 

Overall, the character and nature of Candlet Road is expected to change 
significantly, enabling it to become a pedestrian and cyclist friendly 
environment with lower speeds an increase in the number of junctions and 
safe pedestrian crossing facilities. This is illustrated in figure 2.11.
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New uses for the existing Leisure Sites:

These are summarised as follows for each site.

It is important to point out that Leisure Centre provision will need to be 
maintained through the future construction process of a new leisure facility. It is 
therefore intended that the new Leisure Centre would open immediately after 
the closure of the existing seafront Leisure Centre. This approach would not be 
feasible through the substantial refurbishment of existing sites. 

Brackenbury Sports Centre

Relocating the existing Brackenbury leisure provision to the North 
Felixstowe will free up the current site for redevelopment. The site will 
have potential to offer sensitive residential development on site that 
responds to local need and demand. This will also offer local visual and 
environmental improvements.

The Brackenbury Sports Centre Site has great potential to provide much-needed 
new development, that can fit well into the immediate context and existing 
community. that surrounds the site. The site currently has an area of trees and 
open space that act as the setting for the large sports hall and games courts.

There are a number of surrounding dwellings that have gardens adjoining 
the site.

With good street frontage, access would be similar to the current 
arrangement, and the public footpath that crosses the site would be 
incorporated into the layout of development. The majority of the healthy 
existing large trees could be retained. Residential development would 
include a mix of dwellings that would reflect local need and mix of tenures. 

Gardens would back onto existing adjoining gardens, and development 
would be designed to fit with the characteristics of the neighbouring 
buildings and dwellings and respond to the proximity of older and historic 
buildings that neighbour the site.

Section 2
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Figure 2.16: Initial concept for redevelopment of Brackenbury Sports Centre site
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Seafront Leisure Centre 

Relocating the existing seafront leisure provision to the North Felixstowe 
will free up the current site for redevelopment. This presents an exciting 
opportunity to provide development that complements and enhances the 
existing tourist and leisure scene along the seafront, helping to create a 
continuous frontage of high quality public realm to increase visitor and 
tourist activity. This would consist of a mixed use development for tourism/
visitor based focused uses which may include food outlets, seafront 
relevant retail, visitor accommodation and cultural and community spaces. 
Specific tourist attractions are also being explored.

Redevelopment of the seafront site will support the bold regeneration aims 
of the south seafront and improve the relationship with the north seafront 
as well as with the existing pier, providing Felixstowe residents and tourists 
an attractive space for leisure which will feed into both the daytime and 
night time economy. 

The existing Leisure Centre site is located in a very prominent location 
on the seafront next to the recently redeveloped Felixstowe Pier. It is a 
dominant building that, although not tall, blocks views of the pier and the 
seafront when approaching from the south and west. The opportunity 
to redevelop the site is both an exciting opportunity but also quite 
challenging. It is a chance to configure new development across the site 
and respond to a number of different considerations.

It is important to enhance the attraction of this part of the seafront and 
the focal space in front of the pier. New development in this location must 
be relevant to the location and its surroundings. Development should 
reflect the history and surrounding context of the location. It should also 
exploit the unique qualities of the location and its views.

The mix, size, scale and arrangement of new buildings should take account 
of the desire to achieve maximum views and routes to the promenade.

The street frontage is as important as the promenade and pier frontages, 
and the new buildings that will occupy the site will need to consider how 
each elevation is treated and made active, and how the whole site can be 
reconfigured to include access, delivery and servicing, as well as essential 
parking. 

The character of the surroundings is important but redevelopment of the 
site should also act as a catalyst for improvement and regeneration of the 
area, and add to Felixstowe’s attractiveness to visitors, investors, and for 
residents.

The development will have the opportunity to enlarge and add purpose 
to the space in front of the pier.  As an important and prominent area of 
public realm it has the potential to host events and entertainment as well 
as providing significant landscaping enhancements.

Section 2
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Draft Allocation 

The 2018 Draft Local Plan has identified Felixstowe as a major area for 
growth throughout the plan period, forming a strategy that is underpinned 
by a new Garden Neighbourhood at North Felixstowe. This is supported in 
policy SCLP3.1 (Strategy for Growth in Suffolk Coastal) and also is proposed 
as a formal allocation supported by policy SCLP12.3 (North Felixstowe 
Garden Neighbourhood). This site allocation has been identified to absorb 
large amounts of growth in both Felixstowe and Suffolk Coastal to provide 
housing, employment, health and leisure as well facilities and a new 
community.

The draft local plan has now defined the land at North Felixstowe as a ‘Garden 
Neighbourhood’, which was previously promoted as a site allocation for housing 
and employment within the Issues and Options document. The significance of 
defining the North Felixstowe as a Garden Neighbourhood means development 
will have to be rich in design and development principles in accordance with 
established Garden City principles. 

This is an indication that the Draft Plan and Suffolk Council as a landowner 
wish North Felixstowe to be brought forward, not as isolated settlement 
of average design and community involvement, but as a high quality, self-
sustaining community embedded with open space, infrastructure and 
longevity underpinned by healthy living. 

National Support 

The Government have identified in The National Planning Policy Framework (2018) 
the benefits of providing large scale housing growth through Garden settlement 
mechanisms, by adhering to Garden City Principles (paragraph 72). These ‘Garden’ 
principles are well established and supported by the Town and Country Planning 
Association and described as “an indivisible and interlocking framework for their 
delivery.” 

The Government have just recently published the Garden Communities 
Prospectus 2018 (GCP) which provides a framework identifying Garden 
Communities as an acknowledged and supported mechanism for help in 
delivering the 300,000 homes a year needed across the UK, detailing the 

expectations of development for Local Authorities seeking to deliver new 
garden communities. 

This document is fundamental to shaping new Garden Communities and ensuring 
they achieve the goals and objectives as made clear in the established Garden 
City Principles. The release of the document reflects the Government’s backing of 
well delivered, high quality garden communities and are willing to support Local 
Authorities to provide them where appropriate. 

Felixstowe has a rich heritage and diversity in its architecture and planning 
and has, during notable periods in its development history, adopted some 
strongly planned principles. The Edwardian period of expansion, and later C20th 
development, demonstrates some of the spatial characteristics of the Garden City 
movement and more recent planned New Town development principles. This 
was perhaps not intentionally following Garden City principles, but was certainly 
deliberate to create a beneficial place for residents and visitors; these periods of 
growth encouraged well-planned residential neighbourhoods on the edge of the 
existing settlement. 

Space was available, and streets were planned as generous routes, often with 
wide verges and tree planting, many affording views towards the sea and coast, 
or the surrounding countryside or the Deben Estuary. Dwellings occupied garden 
plots. The earlier pattern of parks, seafront, green spaces and gardens was 
extended and incorporated as an essential component of life-balance in the new 
neighbourhoods, including new sports and recreation facilities. 

North Felixstowe Garden Neighbourhood Principles 

The proposed masterplan has been developed with the ‘Garden’ principles 
embedded into the conceptual design and whilst the GCP does not prescribe a 
single template for a garden community, it does look to steer and direct proposals 
with set criteria and key guidance to help shape garden communities. 

North Felixstowe Garden Neighbourhood clearly demonstrates attributes 
and design aspects that aim to reflect the garden community qualities set 
out within the GCP. 

Section 3

3 Garden neighbourhood principles
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Clear Identity 

In line with the GCP, North Felixstowe has a distinctive local identity in its leisure-
led approach, driven by a vision of focus on health, with an embedded network of 
accessible recreation facilities and leisure space.

Sustainable Scale

The masterplan has been drawn up to be of a scale which supports the necessary 
infrastructure to sustain the community now and in response to future housing 
and economic needs. 

Well-designed places 

The government support Garden Communities that are mixed use which support 
a wide range of facilities and sectors. North Felixstowe will deliver a leisure led 
mixed use development with a community hub at the heart of it, supplying local 
employment and retail opportunities as well as formal and informal recreation and 
community facilities and spaces. 

Great Homes

The GCP drives at procuring high quality design and mix of homes that are 
distinctive and offer a mix of tenures. Whilst still at an early conceptual stage of 
the masterplan, the proposed 1800 homes at North Felixstowe will provide for a 
variety of tenures to help create inclusive mixed communities, with varying styles 
and design to help create distinct local neighbourhoods.  

Strong local vision and engagement

Garden Communities should be built upon the engagement and involvement of 
the existing local community. As demonstrated in Appendix B of this submission, 
the proposals have been consulted on by local stakeholders and businesses, 
as well as local residents; feedback which has fed into the Garden Community 
designs. 

Transport 

The GCP promotes public transport, walking and cycling to improve sustainable 
accessibility. The framework masterplan shows that it strongly promotes 

sustainable modes of travel by enhancing existing walking and cycling routes as 
well as introducing new infrastructure to the network. New public transport will 
be delivered across the masterplan area.

Healthy Places

A key quality of Garden Communities is promoting healthy living. North 
Felixstowe is underpinned by the leisure led vision which seeks to promote 
healthier living through encouraging walking, cycling and informal recreation 
through open space and green infrastructure. The new leisure centre will provide 
the focus of healthy living in the Garden Neighbourhood. 

Green Space 

The GCP promotes generous provision of accessible open space. North 
Felixstowe seeks to integrate new inclusive communities amongst ample 
green space provision, utilising existing spaces of high net biodiversity with 
proposed green infrastructure promoting outdoor activity to encourage 
healthier lifestyles.

Legacy and Stewardship 

North Felixstowe will need to deliver on a key principle of Garden Communities 
to ensure there is a sound legacy, and will need to be appropriately managed and 
governed over time to achieve this. 

Future proofed 

North Felixstowe, whilst at an early masterplanning stage, will continue to be 
designed to be resilient to adapt to economic and demographic changes as well 
as resilient to climate change and changes in technology and culture.

Alongside the principles above, North Felixstowe Garden Neighbourhood 
displays support and local leadership with the backing of Suffolk Coastal District 
Council, as landowner and leisure provider, and Suffolk County Council steered by 
community engagement, as shown in Appendix B. It also fits in with the strategic 
nature of Garden Communities, aiming to provide for the housing growth need in 
the district as well as supporting the wider economic growth and productivity. 

Section 3
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National Trends 

In 2016/2017, the number of new homes built was 217,000 – a deficit of 
83,000 below the Government set target of building 300,000 homes a year.

The government’s Affordable Homes Programme will increase from 
£7.1 billion of public funding to £9.1 billion, and the £2 billion additional 
funding for affordable housing could lever in total investment by housing 
associations and councils of up to £5 billion.

Investment in housing is to include incentives such as the Land Assembly 
Fund, New Garden Towns, and an increase to the Housing Infrastructure 
Fund to put the relevant infrastructure in place to facilitate the delivery of 
homes. 

Demographic Trends

 - Population trends indicate that the population is expected to grow by 
8,259 between 2014-2036. 

 -  An increasing number of young people are leaving the district.

 -  The District’s population is older than the county, regional and national 
averages. 

 -  The impact of an ageing population on housing supply. In particular 
increased demand for specialist housing.

 -  Limited access to health provision in the rural areas.

 -  There is a need to ensure that the local population can access new 
employment opportunities.

Strategic Housing Market Assessment 

Suffolk Coastal 2010-15 experienced a slowing down of completions and did 
not meet its delivery targets, which may be the result of a lack of a five-year 
housing land supply in 2010-14. 

House prices in the district were high and affordability poor. This suggests 
that housing over the period was relatively under supplied. In our view a 
market signals uplift of 15% is justified.

Between 2010 and 2015 housing completions in Suffolk Coastal were 
consistently below those in earlier years. In recent years the trend has 
switched to completions exceeding annual requirements. 

SCDC can demonstrate a 5 year housing land supply. Site allocations within 
the Felixstowe Peninsula Area Action Plan (AAP) are all expected to come 
forward for delivery, however housing delivery over the plan period is a 
continuous process of looking to provide housing sites and deliver houses 
up to 2036. 

We recognise the need for affordable housing and acknowledge that 
the challenge has been delivery of affordable housing historically – this 
would therefore support a significant housing delivery target over the 
plan period. As this masterplan involves Council owned land it provides a 
unique opportunity for the Council to potentially deliver its own housing 
development with greater public reinvestment and benefits. 

Housing Need 

The Draft Local Plan sets out the housing need across the District 
throughout the plan period; analysis of housing figures can be found in 
Appendix A. Using the new national standard methodology of calculating 
housing need, the proposed housing requirement for Suffolk Coastal 
District Council 2016 – 2036 is 10,900. This may be subject to change in 
September, however it seems a realistic requirement and it is generally 
consistent with the SHMA. 

This figure reflects an ambitious growth strategy set out in the East Suffolk 
Business Plan to address more significant local challenges such as new 
affordable homes in vibrant communities. 

The draft plan proposes a residual housing need (after competitions and 
planning consents) of 3,770 across the plan period. 

Section 4

4 Housing growth
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Spatial Distribution 

The residual housing need figure of 3,770 has been distributed across the key 
locations and settlements across the district. The draft plan proposes 46% of the 
total residual housing need for Suffolk Coastal in line with the plans strategy to 
steer more significant levels of growth to key centres such as Felixstowe. This 
therefore plans for Felixstowe to accommodate a minimum of 1,670 dwellings 
over the plan period on top of consented sites. As a minimum, it is considered that 
Felixstowe is able to accommodate more growth providing more houses than the 
prescribed 46%. 

North Felixstowe Proposed Housing 

North Felixstowe Garden Neighbourhood aims to provide up to 2000 
dwellings across the masterplan area at a density of 25 dwellings per 
hectare. This figure is reflective of the confidence in Felixstowe to 
accommodate such growth, with the proposed garden neighbourhood 
more than capable of accommodating 2000 homes.

The masterplan has been designed at a relatively low density to avoid over-
urbanisation of the North Felixstowe area, with a focus on Garden Neighbourhood 
principles and retaining key open spaces, woodland and high-biodiverse features. 
The proposed residential areas have therefore been located to adjoin existing 
residential neighbourhoods at Links Avenue, Candlet Road and Walton North 
when this is eventually built-out. 

Existing woodland around Eastward Ho, the Grove and north towards Gulpher 
Road have been taken into consideration as an important natural and recreational 
space. With residential development within walking and cycling distance it is 
proposed that residents should continue to be encouraged to use this space but 
built development will be located a sufficient distance away so as not to urbanise 
these areas. 

The masterplan study area originally included an area north of the Candlet Road 
site which has now been excluded from the area considered for development  
to ensure it can remain as agricultural farmland to retain the openness and 
relationship with the wider landscape. A 560-home residential development is 
already planned for Candlet Road site although the detailed location of housing 
on site is yet to be determined. 

The housing provision across the framework masterplan area will be of a mix of 
house-type, size and tenure, to provide housing for a range of demographics 
and to help create a sustainable, inclusive community. This means providing 
affordable housing for younger age groups and families to help keep the younger 
demographic in Felixstowe to help support the centre’s vitality. Housing for the 
elderly also needs to be included in the Garden Neighbourhood. 

Attention will be given to the relationship with the adjacent properties along 
Links Avenue and Upperfield Drive which form the only residential boundaries 
with the masterplan area. This is recognised as sensitive and where residential 
development is proposed new plots with suitable dwelling ‘back-to-back’ 
distances and juxtaposed rear gardens will provide and protect residential 
amenity.

Growth 

Whilst the masterplan boundary is defined within this submission, it is important 
to include adaptability and anticipate changes in demographic trends, housing 
need and overall growth in Felixstowe. With the Ferry Road site consented for 
residential development, opportunity to deliver additional housing on the site 
adjoining both the Ferry Road scheme and the eastern edge of the masterplan 
area allowing the garden neighbourhood to absorb new growth over the plan 
period if required. This masterplan establishes a well defined northern limit to the 
town.  

Fig 4.1: Residential densities and indicative dwelling numbers
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The North Felixstowe Garden Neighbourhood has been designed with full 
consideration of the significant landscape and setting of the North Felixstowe 
rural / urban fringe. The proposals fully recognise the relationship the framework 
masterplan area has with the existing Suffolk Coastal Heath AONB, the Deben 
Estuary and the wider countryside setting, as well as the town. 

This relationship is supported and respected, as demonstrated by the landscape-
led the proposals. The composition of the framework masterplan has accounted 
for areas of high biodiversity and environmental value, respecting their 
significance and proposing development that seeks to enhance the value and 
protect it through appropriate buffers and additional open space. 

The framework masterplan has been conceived from a number of simple 
concepts that acknowledge the existing qualities of the landscape and 
biodiversity of the site and its context. 

The shared south-edge adjoining Felixstowe’s settlement edge

The Grove and other areas of woodland and recreational landuse along the 
southern edge of the site provide a varied and largely accessible  group of assets 
for the community. 

The framework masterplan seeks to retain and enhance these areas with new 
areas of greenspace and habitat, and community facilities such as the possible 
integration of a new primary  school which could be in the form of a ‘forest school’.  

A valuable green infrastructure 

The principles are of a new neighbourhood that is structured around landscape 
features, enabling a network of routes and spaces to be used as connecting 
features. New features added to the existing pattern achieve a more diverse 
pattern that follows existing arrangements of woodland and trees along 
watercourses, and hedgerow-lined ‘lanes’ and ‘tracks’ that follow higher ground. 

Development is conceived to fit around this pattern, creating development parcels 
of varying scales. This enables a close connection and appreciation of the natural 
environment ‘on the doorstep’. A system of drainage features carries surface water 
drainage towards the existing watercourses and enables the opportunity for new 
tree planting and woodland extending these existing landscape features and their 
associated habitats.  

Connecting Felixstowe to the countryside beyond

The framework masterplan promotes north-south landscape and habitat 
connections between the existing settlement edge and the countryside to 
the north of the site.  The connecting corridors are aligned to link into areas 
of woodland and habitat beyond the site. These lead into a landscape pattern 
northwards and into the AONB and Deben Estuary. 

Where the corridors connect with existing public rights of way,  they provide 
access to the countryside for residents of the new development as well as the 
existing residents in Felixstowe. The masterplan also takes the opportunity to 
create two parallels connecting green corridors running east to west across the 
masterplan area.

Section 5

5 Landscape and biodiversity
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Figure 5.1: Landscape strategy
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Landscape and Visual Appraisal work has been undertaken which appraises the 
current landscape, and informs how the proposed development areas are best 
conceived to fit into the setting.  

This work has helped the masterplanning of the development to avoid adverse 
landscape and visual effects where these have been identified, and mitigation 
measures have been incorporated that ensure the development respects 
and enhances the landscape setting at North Felixstowe. It also takes into 
consideration the baseline effects of committed development sites which are 
prominent in the landscape. 

It is recognised that there are three Listed Buildings close to the northern 
boundary of the masterplan area. At this stage of design these are acknowledged 
and the need to respect their setting will be essential in future detailed 
masterplanning/application layout. 

Responding to topography and extent of development

The distribution of development across the masterplan takes account of the rising 
landform towards the southern edge of the site. It avoids punctuating above the 
skyline, and uses the existing development, or woodland as a backdrop where 
possible.

Built development on the western portion of the masterplan study area (MSA) will 
be on the most consistently elevated land parcel, and therefore have the greatest 
likelihood of visibility. However, the existing water tower south west of the MSA is 
a dominant landmark and precedent indicator of existing development in the area 
to the southwest. This together with a mix of tree cover and built form in Trimley St 
Mary form a mixed backdrop against which new development can be ‘placed’. 

It is however important to limit the extent to which new development causes 
Felixstowe’s northern extension to appear to merge with the Trimleys, to avoid 
perceptions of coalescence of these separate settlement areas. To address this, 
the western extent of the MSA includes a ‘book-end’ of non-developed land use 
comprising typical landscape features such as open space and woodland. 

Section 5

Using the vegetation pattern to integrate development and fragment views

Screening or fragmenting effects of the existing intervening and boundary vegetation on 
the rising landform has helped determine the acceptability of visibility of development, and 
has steered locations for similar additional planting within and along the boundaries of the 
development to help integrate or screen new development. 

Along the northern boundary of the western portion, the substantial hedgerow, which lies only 
marginally lower than the level of the rest of the parcel, has a significant screening role and plays a 
major part in enabling development to be more acceptable from a visual perspective. 

Scale of development and landscape features

Lower lying areas of the site towards the northern edges of the eastern and central portions can 
accommodate taller built development, but consideration has been given to the interface with 
countryside and the AONB and the localised character. 

The eastern portion of the MSA has few landscape features along the northern edge requiring a 
mix of suitable set-back, open space and new hedgerows, with a sympathetically designed and 
suitably scaled and fragmented development edge. 

The central Candlet Road portion is mostly well screened by woodland following the watercourse 
on its northern boundary. 

The Adams family land that extends northwards up to Gulpher road is open and the area 
immediately north of the Candlet Road site is not considered suitable for development due 
to its exposure to the edge of the AONB which it adjoins. It has therefore been excluded from 
development but the remainder of the Adams family land within the study area is considered 
suitable for appropriately planned development provided Gulpher Road is given an appropriate 
‘stand-off’ corridor.
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Height parameters

Development within the framework masterplan is proposed to be mostly residential with 
community facilities and a sports/ leisure complex. There is opportunity therefore for 
localised variation in building heights driven by their uses. Residential building heights will 
be between 2-2.5 storeys, which will be consistent with the majority of the neighbouring 
existing areas. 

Some punctuation and variety of building height will relieve the consistency of roofline 
of built form, and will add emphasis to particular locations. The visual testing has shown 
that reducing maximum building heights from 2.5 to 2 storeys locally along the northern 
edge of the western portion, and in parts of the eastern portion to achieve a compatible 
scaled development edge, ensure that the development in the masterplan is acceptable. 
Taller buildings would be appropriate in the western portion provided they are arranged to 
accompany the new leisure complex buildings and the suburban gateway formed by the 
consented Walton North development. 

These spatial considerations and juxtapositions enable a focus of slightly taller building 
heights that would not result in unduly tall or large scale built form, and the extent of taller 
buildings can be decided through more detailed modelling to ensure its acceptability in 
visual terms.

Maximising natural landscape pattern and using typical landscape features

The existing pattern of habitat connectors - linear wooded watercourses that align with 
topography, and tree and hedgerow-lined tracks and lanes across higher ground with 
woodland blocks, is a useful pattern to fragment and absorb development and create 
different open spaces, recreation areas and habitats. 

Connecting Felixstowe to its rural hinterland and habitat connectivity

Using the pattern of watercourses/ woodland and lanes, there is a natural pattern of 
landscape and movement connectivity north-south that should be exploited in the MSA 
to enable access from Felixstowe and the new development, through the development to 
the countryside to the north, and to connect back into Felixstowe. This landscape structure 
will assist in sub-dividing the MSA into three portions if the corridors follow Gulpher Road 
between the western and central portions, and aligned through The Grove. 

Intervening minor corridors and routes at edges of the MSA will complete the 
north south connectivity. With ‘lateral’ connectivity through the MSA east-west 
and along the south and northern edges, a complete network will be provided 
that can form a framework for development and help mitigate any visibility. This 
will maintain and enhance the best links to the countryside, in the western portion 
of site in particular, and develop new connections in the centre.

Fig 5.2: Building heights
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Figure 5.3: Phase I habitat survey Basemap Source: Google @ 2018, Bluesky, CNES / Airbus, Digital Globe, Getmapping plc, Infoterra Ltd

Legend

Site boundary

Inaccessible area

Scattered trees

Hedgerow with trees

Dry ditch

Flowing water

Standing water

Defunct hedgerow

Bare ground

Dense scrub

Coniferous plantation woodland

Broad-leaved plantation woodland

Broad-leaved semi-natural woodland

Improved grassland

Arable land

Amenity grassland

Building

Hard standing



North Felixstowe Framework 35Section 5

Biodiversity 

On-site

North Felixstowe Garden Neighbourhood aims to protect and enhance areas 
of high ecological and biodiversity value across the masterplan, ensuring that 
environmental considerations can be addressed in detail to support sustainable 
development. 

The masterplan area covers a significant area of various land quality, ecological 
features and proximities to potentially sensitive areas/sites. The Garden 
Neighbourhood has been designed to integrate built form into large open spaces, 
green infrastructure and existing areas of high environmental quality that will 
contribute to residential amenity and help contribute to pre-existing habitats and 
ecosystems across the masterplan area. 

It is been an important phase in the design of the Garden Neighbourhood that the 
masterplan area has been assessed and looked at in detail, informed by technical 
work to demonstrate that development will avoid bearing a negative impact on 
ecology and show to have a net biodiversity gain on the overall masterplan area. 

Technical work undertaken by MLM has looked at specifically identifying any 
potential ecological constraints to development, inform recommendations 
for design change, highlight opportunities for ecological enhancement and 
determine the need for further survey work to confirm baseline ecological 
conditions. 

The work undertaken has focused on the Suffolk Coastal District Council owned 
land, primarily to demonstrate the feasibility of development brought forward on 
this site in ecological terms, with special attention paid to the Grove and Eastward 
Ho which are considered both environmentally and publicly sensitive. 

An extended phase 1 habitat survey was carried out to map the habitats present 
on site and assess their potential to support notable/protected species. This has 
also been accompanied by a Preliminary Ecological Appraisal Report.   

The findings of the extended phase 1 habitat survey confirm that the habitats 
on-site have the potential to support roosting and foraging bats, breeding 
birds, overwintering birds, badger, reptiles, hazel dormouse, and great crested 
newt. This is not unexpected for an edge of town site and not incompatible 
with residential development proposals. Further survey work may therefore be 
recommended at the appropriate time to establish an ecological baseline for 
these species; this will be subject to final designs and habitats to be affected by 
proposed development. Detailed mitigation measures can be designed following 
review of all baseline conditions that will require examination of the findings 

of any required surveys. These surveys may require visits and surveying across 
various seasons and are being put in place to ensure that future submission are 
well supported in this respect.

Care has been taken around the area of the Grove to ensure sufficient buffers 
form part of the masterplan to protect this natural asset within the site. Significant 
opportunities exist for the provision of ecological enhancements in the form of 
new habitat creation, integrated or external bat/bird/invertebrate boxes, creation 
of dark habitat corridors, removal of hybrid bluebell from woodland areas, 
planting of additional woodland, provision of wildflower meadow, creation of new 
pond(s), and/or the incorporation of locally-sourced native/wildlife-friendly plants 
into the landscape strategy.

The work undertaken clearly demonstrates that whilst further work may be 
required, given the preliminary nature of technical reports produced, there are 
clearly opportunities for ecological enhancements to improve the biodiversity 
value of the site and the wider masterplan area. Critically development will not 
have a detrimental impact on any protected species or designated sites as shown 
on the Phase 1 Habitat Survey, and through appropriate mitigation measures will 
deliver a sustainable central parcel of this overall garden neighbourhood.

Off-site

It is recognised that the masterplan area is within a sensitive wider area of 
biodiversity and habitat importance, as is the vast majority of the District. The 
Deben and Orwell Estuaries are Special Protection Areas (European Sites) and 
Ramsar Sites and therefore the required considerations of The Conservation of 
Habitats and Species Regulations 2017 apply. It is anticipated that the draft Local 
Plan will be subject to its own Appropriate Assessment factoring this scale of 
housing growth, in this location, into the assessment.  

The population created by any development in Suffolk Coastal may have an effect 
on the importance of these European Sites through recreational pressures. The 
comprehensive site and individual parcels have the ability to deliver high quality 
and attractive recreational spaces and routes, particularly for dog walking. This 
can only be fully appraised at planning application stage but it has been a guiding 
influence on the approach to open space provision. In addition it is recognised 
that development on the masterplan area can be mitigated through contributions 
to the District wide Recreational Avoidance Mitigation Strategy. 

The masterplan area is not closely connected with the nearby Deben Estuary and 
although some lengthy footpath routes exist it is not expected that there will be 
direct recreational pressures. Similarly, the physical effects of development and air 
quality effects are not deemed likely to affect these European Sites. 
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Health, leisure and recreation

The North Felixstowe Garden Neighbourhood will provide a new sustainable settlement 
built upon inclusive communities that live and work in a place where recreation and leisure 
is encouraged, and healthy living is part of everyday life. Healthy living is fundamental to 
safe and healthy communities that seek to thrive and be self-sustaining, and is an important 
aspect of place making and residential amenity. 

Healthy living on a large garden neighbourhood scale requires designs to offer a full suite 
of leisure and recreational facilities, where sports, exercise and active participation are 
encouraged. 

Built facilities and assets are only part of the overall holistic approach to health, recreation 
and leisure. The masterplan will enhance existing outdoor walking, cycling and dog walking 
routes and implement new ones to create an extensive network of high quality routes to 
encourage people to get outdoors and be active. 

It is essential that this green network is complimented with large areas of open space for 
communities to utilise for exercise, socialising and leisure activities. This should be of high 
quality and amenity, providing the public with fresh clean areas of green space contributing 
to their health. This should be in addition to the existing features of high biodiversity 
with the construction of high quality green infrastructure that integrates with residential 
neighbourhoods and new open space provision. 

North Felixstowe Garden Neighbourhood will ensure that the relationship between health, 
recreation and leisure is implemented and actively seen throughout the masterplan 
area with sustainable travel, outdoor exercise and activities and fitness improvement 
through new a leisure centre. The following elements are key to delivering this important 
relationship.

Leisure Centre

This should be seen as a key element of infrastructure underpinning the masterplan and 
allocation. A new leisure centre with high quality sports, gym and leisure facilities will 
encourage communities to be more active and participate in regular exercise. A centre that 
is attractive and well designed, with facilities and equipment to meet local aspirations will 
serve to attract people to use the centre on a regular basis as a community. 

Regular use of the leisure centre with help contribute towards healthier lifestyles through 
regular exercise which will help with physical and mental stresses of everyday life. The state 
of the art leisure facilities such as the pool and climbing walls will also encourage people to 
attend as friends, family and individual members of the community. Regular participation 
in leisure activities offered at the centre will promote amenity and social connectivity which 
will help create healthy communities. 

6 Infrastructure
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Open Space and The Grove

Proposals for the Garden Neighbourhood aim to provide a network of open green space and 
links for residents to use for leisure and recreation. The significance of these areas cannot be 
understated as they provide areas rich in amenity and connectivity to nature, breaking up 
the built form and encourage communities to participate outdoors in social activities such 
as sport, dog walking, socialising and recreation amongst friends and family. This space will 
therefore provide areas that encourage healthy living through physical activity, contact with 
the natural environment, and outdoor active participation. 

Retention and enhancement of the Grove woodland is critical to healthy living as well. The 
high biodiversity value of the Grove is key to the health of existing nearby residents and active 
users of the woodland. By retaining and improving the Grove, it will attract regular and new 
users to use the space, enjoying the benefit of the high quality environment that it offers for 
new and existing residents. Recreational use of the Grove will therefore contribute to the 
overall health of its users from across the masterplan area. 

Section 6
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Sustainable transport

One of the key principles of the Garden Neighbourhood is that is supports 
healthier lifestyles driven by a focus on more sustainable modes of 
transport and travel, encouraging less-reliance on use of the private 
car through walking, cycling and public transport. The proposals have 
therefore been designed will full consideration of the opportunities for 
sustainable travel, walking and cycling routes, safe access and the impacts 
on the existing road network. 

At its closest point the masterplan area is only 750 metres (10 minute walk) 
from the Train Station and Town Centre. The site is within equal proximity 
to the town centre as much of the town, including parts of Old Felixstowe, 
Walton and the south seafront area. Almost all of the masterplan area 
is within 20 minutes walk to the Town Centre. This represents a highly 
sustainable position for major housing growth on a town of this scale and a 
rare level of proximity to services, retail, transport links and employment. 

The contours on figure 1.2 clearly demonstrate the close proximity and 
accessibility the masterplan area is to key locations throughout the 
urban area of Felixstowe. The majority of the masterplan is encapsulated 
within the outer distance contour, meaning the distance to the town 
centre and seafront is within accessible distance by walking, cycling and 
car, equivalent to that experienced by existing residential areas in the 
Felixstowe urban area. This therefore shows the masterplan area with equal 
or better accessibility than a large part of Felixstowe, specifically areas of 
Old Felixstowe and Cavendish Park.

The masterplan aims to deliver a community that is rich in green space 
in the well-established high quality landscape setting, which utilises 
the existing network of scenic walking and cycling routes, and further 
encourage this by adding additional routes amongst open space and green 
infrastructure. The designs will encourage accessibility and permeability 
across the masterplan area, encouraging residents to be active and 
sustainable. These routes will be enhanced and built safe to accessible 

standards to encourage use of the road by multiple road-users. The 
contribution that Gulpher Road makes to the rural recreational routes 
of the town is recognised and this rural lane will be preserved and is not 
intend to be an access route. Pedestrian and cycle connections to Gulpher 
Road and the wider countryside will be enhanced.

Within the masterplan area existing cycle and bridlepaths will be retained 
and upgraded and new footpaths and cycle routes will be added to create 
a walkable and cycle-friendly new neighbourhood. Good connections to 
routes off-site will be provided. 

The network of routes on-site will connect between development areas, 
and will provide access to the new Leisure complex towards the west end 
of the site. The routes will follow or connect the green spaces and existing 
hedgerow-lined tracks and lanes that cross the slightly higher ground. This 
provides a recreational and movement network that will aid healthy living, 
recreation and exercise.

Vehicular access points

The masterplan includes four vehicular access points:

a. New Candlet Road roundabout

This roundabout is set to be delivered as a three arm roundabout serving 
the Walton North development site. It has the capacity and space to 
provide a fourth northbound arm leading into the Trinity College land and 
the area for the proposed Leisure Centre. The Trinity College land would be 
self contained in its use of this access. 

b. Traffic signal junction into the Candlet Road site.

This junction was approved in the appeal consenting the development of 
this site. This is a committed development which will have a standalone 
status as a development area in terms of vehicular connections. 

Public Right of Way

Development block

Woodland

Ownership boundary

Indicative primary road

Primary vehicular entrance to site
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Figure 6.1: Access and movement strategy

c. Eastward Ho Road

This road leads to The Grove car park and The Grove Medical 
Centre. It is capable of modest widening to become a distributor 
road into the

Council’s development area. The design of improvements to this road 
onto the Beatrice Avenue/Grove Road roundabout have been subject 
to a Stage 1 Road Safety Audit and are confirmed as safe and compliant 
with highway design standards, this is provided as Appendix D. This 
enables a self contained development area on the Council’s land. In 
addition, an emergency vehicle access can be provided through the 
resurfacing of the Hyem’s Lane bridleway link to Links Avenue. 

d. Ferry Road – FPP5 allocation

This allocated site is in the same ownership as the areas of land 
owned by the Adams family. A new access will be formed for the 
existing allocation and it may have the ability to continue through 
to serve the wider land ownership area. 

Depending on further highways assessment work, we will explore 
opportunities for some vehicular connectivity between the Eastward Ho 
access road and the Ferry Road access to create a more comprehensively 
connected parcel on this half of the masterplan area. However, at 
present the two areas of land ownership are not reliant on each other to 
be deliverable. 

Section 6
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Detail and consideration has gone into the approach to traffic impacts 
and accessibility for the proposed quantum of development on the 
existing road network. Felixstowe experiences some existing minor traffic 
issues and congestion in relation to capacity of the existing road network. 
Technical work undertaken by MLM has been produced to assess the 
access feasibility of the masterplan, the cumulative impact of development 
at North Felixstowe as well as committed developments (Walton North, 
Candlet Road and Ferry Road) and the general transport considerations 
arising from the proposed development. As a result of existing planned 
improvements, Candlet Road will have capacity to accommodate the traffic 
generated by this scale of development without severe capacity or any 
safety issues. Opportunities to maximise the capacity of the new Walton 
North roundabout will be used ahead of detailed scheme progressing on 
that site, therefore enabling a comprehensive approach to access both 
north and south of the road and particularly serving the new Leisure 
Centre. 

The A14 is recognised as road of significant local, regional and national 
importance, serving as the main route into the town and as the only 
route to the internationally significant Port of Felixstowe. Because of the 
extent of strategic growth planned and included in the draft plan with a 
relationship with the A14 it is not possible to appraise the individual effect 
of this masterplan in isolation. This should be considered through strategic 
level assessments carried out as part of the Local Plan process. 

Public transport

Public transport will also be provided across the masterplan area to 
encourage less reliance on use of the private car. The Council wish to 
enhance existing routes and proposes new routes with an aspiration to 
connect the all three parcels of the masterplan area, the new leisure 
centre, with the town centre, and connecting all of it to the seafront. The 
Council will specifically work with bus service providers to explore the 
ability to create these linkages and it is predicted that the quantum of 
growth is great enough to ensure that a new or expanded service is viable.

Walking and Cycling Routes

The masterplan will combine existing walking and cycling routes with 
new ones, rich in green infrastructure and high quality landscaping. By 
delivering high quality social and green infrastructure, it is intended that 
proposed and existing communities will use these regularly to walk and 
cycle, both across the masterplan are and further north beyond Gulpher 
Road, but also into the Town Centre and Seafront. This will encourage 
people to be more mobile and active rather than use the private car.

The masterplan therefore aims to provide residents with the opportunity of 
exploring the links between the AONB, garden neighbourhood, town centre 
and seafront via modes of sustainable travel. It will deliver a development 
rich in active healthy residents that will encourage movement throughout 
Felixstowe and support healthy lifestyles. 

Potential bus route

Strategic footpath and 
cycle path network

Primary retail area

Ownership boundary



Figure 6.2: Bus route and strategic footpath strategy
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Community facilities

Proposals for the North Felixstowe Garden Neighbourhood ensure that ample 
community provision is supplied to help sustain the various clusters of residential 
neighbourhoods, providing a wide range of facilities including shops, cultural space, 
sports facilities, community centres, as well as high quality public realm to bring the 
community together.   

Leisure Centre

The proposed Leisure Centre will attract visitors and residents alike and provide a 
meeting place for the community to come together and share in activates, leisure and 
recreation. The facilities provided will allow existing and proposed communities to enjoy 
social activities with all groups of the population, encouraging younger and older groups 
to participate in activities, appealing to all demographics in Felixstowe. The centre will 
encourage fun, social cohesion and healthy living, which promotes more sustainable 
healthy communities.

The sports facilities will encourage the community to be more active and participate in 
sports and exercise, encouraging healthier lifestyles and healthier community. 

Community Hubs 

The garden neighbourhood will have central community hubs located central to each of 
the three parcels of development, across the masterplan area. 

The masterplan will aim to provide the following:

Community Centre

 - The central parcel of development at Candlet Road already includes a proposed 
community centre as part of its description of development. This will provide the 
main focus point of community facilities and social cohesion for its development 
but also the wider community. This is centrally placed within the middle the garden 
neighbourhood. For up to 2000 homes, more than one community centre would be 
disproportionate. 

Leisure Centre

 - The leisure centre will be provided on the Trinity Land towards the western parcel of 
development which will provide a substantial community space, cafes and potentially 
the provision of a community based pre-school should there be demand.

 - To the west of the proposed leisure centre site there is a strong opportunity to create 
a local convenience retail centre. This would also be well placed to serve the Walton 
North site and would benefit from prominence and proximity to Candlet Road, 
providing wider convenience to the area.

Sports Pavilion

 - The current pavilion at Eastward Ho is not fit for purpose. It would need to be 
demolished and provides an opportunity for a brand new sports pavilion at Eastward 
Ho to support the regeneration of the playing fields towards the eastern parcel of the 
masterplan area.

Brackenbury and Seafront Sites 

The relocation of the Brackenbury and Seafront leisure centre sites have unlocked 
development potential for other uses, in line with local aspirations of the community.

The Council will look to explore different uses for the redevelopment of this site. This is 
largely dependent on the provision of community space and other uses on other Council 
sites but different options are to be explored for Brackenbury.

The Seafront is a prime location for tourist and visitor activity, alongside local residents. 
Alongside proposed redevelopment of the leisure centre site, it is important that 
associated public realm and community space is considered, given the popularity of 
this location. Redevelopment of the seafront presents a good opportunity to provide 
a frontage of public realm to include family friendly spaces such as play areas and child 
friendly zones of art and culture. The combination of a carefully selected use to replace 
the leisure centre and a strip of frontage that encourages friends, family and the elderly to 
stay and socialise will promote a very successful community area in Felixstowe. 
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Drainage and utilities

The drainage strategy has been considered in detail across the masterplan area, 
ensuring the scale of development will be appropriately mitigated and absorbed 
into the existing area. Utilities have also been considered to make sure that the 
masterplan functions sustainably, with residential amenity protected through a 
comprehensive approach to gas, water, electricity and other required utilities in 
the Garden Neighbourhood.

The majority of the site is shown to lie in the low probability flood risk area (Flood 
Zone 1).  Flood Zones 2 and 3 (medium and high probability flood risk areas) are 
shown to encroach onto the site from the north, however, no development is 
proposed in these areas.

Other flood risks to the site have been assessed as low and the site is therefore 
considered to be at low risk from all sources of flooding.

Careful thought should be given to the levels design on the site in accordance 
with normal good practice to ensure that there is no likely flooding caused by 
overland flow and that any overland flow is directed around buildings in the 
event of a failure to the piped drainage system.

Surface water can be attenuated on-site and disposed of via infiltration 
techniques or to a watercourse at greenfield run-off rates.  This has been 
planned around self contained ownership parcels as surface water catchments.

Further opportunities should be investigated to incorporate SuDS into the 
development where practicable.  These can provide the benefits of slowing the 
discharge of surface water run-off, removal of pollutants from the run-off and 
providing ecological benefits to the development.

The site is located substantially in Flood Zone 1 and is suitable for development.  
The surface water can be collected, attenuated and disposed of on-site or to an 
adjacent watercourse, at no increased off-site flood risk.

In our designs we have allowed for as much on-site surface water discharge 
as possible however there may also be scope for more localized attenuation 
through swales and other mechanisms. 

Utilities 

The existing utilities across the masterplan area have been identified with 
technical work undertaken, providing feedback into designs on possible 
diversion of existing services. The following services have been fully taken into 
consideration.

Gas 

There is an existing medium pressure gas main routed to the south of the 
proposed site, on Candlet Road and Grove Road, with another medium pressure 
gas main located adjacent to the Grove Medical Centre. The gas pipeline may 
require additional reinforcement where the proposed access road crosses the 
services to gain access to the site. 

Water 

The presence of a water main to the South of the site along Candlet Road on the 
opposite side of the road to the proposed site and therefore shouldn’t require 
any protection works. A mains cold water service is taken from the service within 
Candlet Road and routed along Gulper Road, serving the farm buildings, driving 
range and cottages along the road. A fire hydrant is located at the junction of 
Gulpher Road and Candlet Track. 

A surface water sewer is indicated from Links Avenue to a surface water outfall to 
the north of the Pharmacy off The Grove. A second surface water sewer is located 
off The Grove across part of the proposed site behind the pharmacy building to 
a surface water outlet. Further on site investigations will be required to whether 
any exist and their exact location.

Electricity 

Pole mounted High Voltage cables are identified within the UKPN information 
within the boundary of the development crossing the site from north to south 
across the fields. A further HV cable is routed along Gulpher Road between Hill 
House Farm and Gulpher Farm to the north of the site.

High Voltage cables may need to be diverted away from proposed residential 
areas, which may be provided underground which in some cases may require 
detailed site investigation and excavation to determine the exact location and 
depth of the services. Low voltage supply servicing the Grove Medical Centre will 
be retained with the supply to the pavilion possibly in need of disconnecting 

Telecommunications 

There is the presence of BT services which is routed running along the length of 
Gulpher Road and Candlet Track as above ground pole mounted services. A joint 
box is located near to the junction between Gulpher Road and Candlet Track.

Some services will need disconnecting depending on extent of development. 
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Tourism is a critical foundation of Felixstowe’s local economy as a successful 
Coastal Resort that attracts a significant number of visitors generating substantial 
footfall for its various tourist attractions. 

The leisure-led emphasis of this submission makes the effect on tourism of 
fundamental importance to the comprehensive proposals put forward. Suffolk 
Coastal, as a landowner and leisure provider, is committed to the contribution it 
can make through enhancement of the visitor offer in the resort, regeneration of 
the seafront and adding a significant leisure destination.  The success of tourism 
in Felixstowe is also fundamental to Felixstowe’s status in the draft Local Plan as 
a Major Centre and the attributed significance it has been given in the draft local 
plan to accommodate substantial growth for housing and employment. 

Felixstowe Tourism opportunities driven by this submission

Proposals for the North Felixstowe Garden Neighbourhood and the Sea 
front and Brackenbury sites seek to maintain and enhance the existing 
quality of tourist activities in the Town as well as provide new opportunities 

Sea Front

Felixstowe Sea Front is an important visitor attraction and a key focal point as a 
coastal resort. Ensuring tourist opportunities are maintained and enhanced at 
the Sea Front will be integral to the continued success of Felixstowe as a seaside 
town, and the visitor footfall and economic benefits that arise from this. In seeking 
to relocate the Leisure Centre the Council is very conscious of the perceptions 
over how this may affect the Sea Front as a destination. This was recognised as 
a genuine local concern in the 6th July engagement event and this submission 
demonstrates how SCDC is looking to boost its visitor offer. 

Whilst the existing Leisure Centre provides an internal draw for visitor, as 
a whole it is not an efficient use of this site and it makes a negative visual 
contribution to the area. Development and growth along the Sea Front 
must be designed for uses and built form that attracts visitors and helps 
retain them, feeding into the night time economy as well as the busy day 
time economy. To maximise opportunities for enhancement of tourism 
along the sea front, development must appeal to all demographics and 
encourage families, the older generation and the youth to enjoy the space 

simultaneously. This will require high quality public realm with a range 
of complimentary uses that help contribute to a high quality continuous 
frontage of tourist activity. 

The proposed North Felixstowe Garden Neighbourhood will unlock the 
existing Sea Front Leisure Centre site for redevelopment that will enhance 
the sea front as a tourist destination. The recent revitalisation of the pier 
presents an opportunity to create a square of high quality public realm 
at this frontage aimed at promoting a diverse range of visitor uses. Detail 
assessments into the range of uses and form of building that could replace 
the Leisure Centre are ongoing, however these will be planned to stimulate 
the seafront by attracting and retaining visitors into the evening and help 
reinforce the pier and leisure centre site as a hub of year-round visitor 
activity.

This area of the sea front is currently covered by a Local Plan area policy 
FPP20 which comprehensively covers the stretch from Spa Pavilion to 
the Martello Park to recognise its qualities, opportunities and issues. 
The draft Local Plan continues this approach with policy SCLP12.14 and 
this complements the activities that the Council is undertaking to invest 
and enhance this entire length of the sea front. Early concepts are being 
explored to regenerate the whole area from the Leisure Centre to Martello 
Park. In particular opportunities to reconsider the way that the Sea Road 
Gardens are landscaped,  how they function and how they are used are a 
key focus for the Council. Recently the Council has also invested in bringing 
forward a detailed planning application for a new café and events space 
at Martello Park.  Although at an early conceptual stage, comprehensive 
opportunities on of the South Sea Front will ensure longevity and resilience 
as a core feature of Felixstowe as a thriving coastal resort. 

Leisure Centre

North Felixstowe Garden Neighbourhood will provide a flagship new leisure 
centre providing a new iconic building as both visitors and residents arrive 
into Felixstowe. It will be  located off the new Walton North roundabout at 
a gateway into this expansion of the town yet well connected with central 
areas and onward routes to the town centre and sea front. 

Section 7
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Sea Front Visioning  

This early piece of work has 
been developed across      
various teams within    

Suffolk Coastal  

 

It sets out to map: 

In order to: 

 Deliver economic growth 

 Improve the visitor         
experience 

 Create connections 

 Regenerate the area 

 Deliver visual                  
enhancements 

 Preserve and improve 
heritage 

 Make better use of SCDC 
assets. 

Exploring how to improve Felixstowe South Sea Front as a visitor destination 

And it will be               
developed and 

used to: 

 Better understand         
the area 

 Create a portfolio of    
projects 

 Guide a Sea Front       
Strategy 

 Support SCDC’s            
landowner opportunities 
in the Local Plan Review 

 Support Planning           
Applications for SCDC   
developments 

 Support funding bids 

 Encourage other land 
and property owners to 
achieve a similar vision, 
based on common goals. 

 Recent achievements 

 Existing projects 

 Opportunities on SCDC 
land 

 Regeneration potential  

 The needs of the area 

 Long term strategies. 

South Sea Front Sea Road & Gardens

Felixstowe
 
Concept Design 

RICH HISTORIC FABRIC 

ACCESSIBLE PROMENADE 

INTERESTING AND QUIRKY 
STRUCTURES

CHARACTER AND USE

ARCHITECTURE AND ACTIVITY 

LANDSCAPE CHARACTER LANDMARKS

Site Analysis - Positive

Site Analysis - Negative

EXISTING WALLS AND HEDGE FORMING PHYSICAL 
AND VISUAL  BARRIER

FLOOD BARRIER LEVEL CHANGE 

PARKING STRATEGY 

Design Response

PLACE MAKING AND LANDMARKSSERIES OF ROOMS LINEAR PARK RESPONDING TO  CONTEXT

+ +

Concept 

DUNE GARDEN

A place to lounge, rest/
view and meet. 

DUNE GARDEN

A place to lounge /rest/ 
view and meet. 

ARTISAN STREET 

A place to shop, saunter 
and eat.

PLAY LANDSCAPE / 
SCULPTURE 

A place to gather, 
entertain and play. 

VOLLEYBALL & GAMES 

A place to play and spectate.

ARRIVAL

A place to meet, 
and orientate.

PARKLET 

Outdoor eating, 
socialising. 

FORMAL GARDEN

A place to eat 
and explore.

Series of rooms 

Series of rooms 
Central to the concept is the creation of a 
series of rooms, each with a different use 
and character that relates to the businesses 
and uses along Sea Road. Each space should 
have a different character and function 
and should be exciting places to encounter, 
drawing pedestrians along the promenade 
and providing opportunity for gathering, 
seating, socialising and events.  

Artisan Village / Street Dune Garden

Play Garden Sketch Visual

Precedent Images

Martello Park 
Café / Restaurant 

Since 2004 it has been an ambition of Suffolk 
Coastal to deliver a destination café/restaurant 
as part of the Martello Park play area and                   
development.  
 

The intention was illustrated in the planning    
application for the housing development but not 
actively pursued at the time. 

These recent plans and images set out concept            
proposals which have been developed by Plaice 
Architects to show the scale and opportunity for 
an iconic destination café/restaurant at the      
entrance to Martello Park  at the end of Sea 
Road. 
 

Acting as anchor development at the southern 
end of the seafront, it provides the potential to 
be a catalyst for wider regeneration and visitor 
improvements to the South Sea Front.  
 

Designed around sea views and with a family      
focus, it could be a huge draw for visitors along 
the seafront. 
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Figure 7.1: South Seafront presentation boards made available at the 6th July Pub;lic Engagement Event, also provided in Appendix B.2

Figure 7.2: Photographs of the full day Engagement Event on 6th July
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The leisure centre, will have a far greater ability to attract visitors from 
outside of Felixstowe into the town, helping to support the local economy 
through inward investment. As proposals develop the Council will explore 
all opportunities to deliver strong ties with the town centre and sea front 
to encourage onward trips and full day trips which can enjoy a range of 
visitor draws. The new leisure centre will provide a range of facilities, 
equipment and spaces that offer a full range of services sports and leisure 
activities that ensure the complex is a comprehensive leisure offering for 
visitors and residents alike. In addition, a highly competitive and regionally 
significant leisure centre with a storing swimming offer can be a huge draw 
in the winter and on rainy days. The town as a whole would then be drawing 
visitors in who would otherwise be tempted to visit other towns for this 
type of facility.  

Suffolk Coasts and Heaths Area of Outstanding Natural Beauty (AONB)

The Suffolk Coast Heath AONB is a major tourist attraction in the 
countryside north of Felixstowe. It currently attracts visitors via the existing 
walking and cycling routes that offer a scenic network to enjoy its beauty 
and landscape. 

Concerns over the impact of the garden neighbourhood have been 
considered in the design with mitigation measures proposed towards the 
northern part of the masterplan to ensure the relationship with the AONB 
is unharmed and enhanced for residential amenity. By designing the garden 
neighbourhood to integrate with the edge of the AONB and encourage 
people to visit the attraction, the AONB will remain a top visitor site and will 
further enhance its status with the new influx of visitor numbers from new 
residents of North Felixstowe Garden Neighbourhood. The masterplan will 
support Felixstowe as a tourist destination by ensuring that access to the 
AONB is not impeded. 

The approach taken here is well supported by a range of local existing plans 
and strategies, all of these support the approach engaged in enhancing 
leisure facilities and regenerating the seafront of this resort, those include:

East Suffolk Business Plan 

Tourism is identified in the East Suffolk Business Plan as a critical success 
factor to support delivery and vision of the Business Plan. More specifically, 
East Suffolk Councils have set out objectives and priorities in the East 
Suffolk Tourism Strategy. 

East Suffolk Tourism Strategy 

The strategy recognises tourism as a key driver in economic growth, 
employment and wellbeing in East Suffolk, with a key focus to build on the 
strengths of visitor economy by capitalising on unique the districts natural 
assets, infrastructure and innovative tourist experience to help attract 
inward investment and stay ahead of surrounding areas to capture high 
value and high spending customers all year round. 

The strategy focuses on key objectives that contribute to boosting the 
tourist economy:

 - Develop and Support the key tourism assets
 -  Improve the visitor experience by focusing on the key tourist attractions 

and developing their Unique Selling Point. 
 -  Ensure long term thinking has gone into approaches to tourism
 -  Utilise technology to enhance tourism marketing 
 -  Collaboration

The strategy sets out aspirations and outcomes for tourism across the 
district to achieve optimal visitor activity and spending. The strategy aims 
to deliver a clear offer in key destinations to attract and retain visitors with 
less reliance on a seasonal approach that will help deliver a resilient visitor 
economy and increase the overall economic wellbeing in East Suffolk.  

East Suffolk Economic Growth Plan 

The visitor economy is recognised in the East Suffolk Economic Growth Plan as a 
key sector which account for a significant part of East Suffolk’s economy.  Whilst 
there are challenges for the industry, the vibrant nature of the tourist and visitor 

Section 7
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Figure 7.3: Felixstowe Pier

offer in East Suffolk contributes to people wanting to work and live in the area, 
with a key focus on defining the visitor economy offer in East Suffolk’s Market 
Towns, with Felixstowe identified as a place based destination for growth. 

The Suffolk Coast Tourism Strategy 

This strategy sets an overall framework for developing and promoting 
sustainable tourism and looks at the strengths, weaknesses and 
opportunities of tourism in the district. There is a strong focus on 
environmental values with attract visitors throughout the year and set out a 
number of key strategic objectives driven by a clear vision for Suffolk Coast 
as a tourism destination. 

The strategy objectives help define the requirements to maintain and 
enhance the current tourist economy and seek to retain and improve the 
visitor footfall all year round in Suffolk Coast. These objectives focus on a 
range of aspects, drawing upon the appeal of countryside, the provision 
of activities available, the quality of facilities, accessible information, 
marketing and stakeholder commitment across the community. 

Felixstowe Tourism

Underpinned by the clear strategies and emphasis on the tourism activity as a key 
part of the district’s economy, Felixstowe as a major centre offers a high calibre of 
tourist activity and attractions. 

As a coastal resort, Felixstowe relies heavily on visitor attraction and footfall 
throughout the year, with tourism critical to the continuing success and economic 
vitality of the town. It is therefore vital that growth and development in Felixstowe 
throughout the plan period takes into consideration the benefits of the tourist 
industry and the importance of enhancing opportunities where possible. For 
Felixstowe, this means prioritising the Suffolk Coast Heath AONB and Felixstowe 
Sea Front as well as identifying new opportunities where possible.
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Felixstowe has been identified to absorb a large proportion of growth in the 
district over the plan period due to its success as a major centre, popular coastal 
resort and nationally significant port. This means that Felixstowe is tasked with 
providing large scale development to help deliver the number of homes and 
places to live that is needed in the District. 

The draft plan recognises the gravity of the scale of development required with 
limited opportunities to meet this growth within the existing urban area. A garden 
neighbourhood has been put forward as an allocation and delivery mechanism for 
growth in Felixstowe and the wider district branded the North Felixstowe Garden 
Neighbourhood.

Development of this scale comes with it the critical mass to ensure that not only 
is housing growth provided for, but also an opportunity to deliver a vision that 
addresses wider, pertinent development and infrastructure needs and goals 
across Felixstowe and Suffolk Coastal. 

The North Felixstowe Garden Neighbourhood can promote and encourage 
healthy living by delivering high quality leisure provision as part of its masterplan 
and wider green infrastructure and recreation opportunities. It can also help 
recognise and support the importance of conserving and enhancing the tourist 
economy, including substantial sea front regeneration. This is critical to the vitality 
of Felixstowe as a coastal resort and its unique identity. It 

This submission has put forward a comprehensive, holistic approach 
to delivering growth in all key sectors, high quality leisure provision and 
significant tourism opportunities in Felixstowe throughout the plan period, 
to help respond to changing demographics, development needs and 
economic vitality. The proposed masterplan, supported by technical work 
and evidence has been carefully approached to consider all potential 
issues and constraints on a high level overview, ensuring the masterplan 
is sustainable and beneficial to the existing and future residents of 
Felixstowe. 

The holistic approach has considered the footprint of existing committed 
developments around North Felixstowe, addressing broad design principles, the 
relationship between land parcels and the effect of additional housing on the 
existing communities in along the Felixstowe urban fringe. This analysis has fed 
into the masterplan to create a sustainable new settlement that seamlessly fits 
into the existing urban area but has its own identity. 

Vehicular access to each parcel has been assessed and considered based on the 
individual identity of each ownership area, whilst also recognising that Candlet 
Road will act as a key route connecting the whole masterplan area. Its character 
will change as a result of this level of growth to become more sub-urban and 
pedestrian and cycle friendly and that will also be balanced with the ability to 
retain suitable capacity and flow for vehicles. 

The masterplan is driven by principles of health, leisure, recreation and tourism 
to deliver a new garden neighbourhood that provides more than just housing 
and places to live, but installs a healthier way of life, encouraging access to the 
countryside, participation in outdoor activities, sports, exercise and sustainable 
travel. 

The masterplan is embedded with green infrastructure and environmentally rich 
areas of high ecological value to create garden neighbourhoods that promote 
healthy living and compliment the surrounding landscape. Existing open 
spaces and woodland will be enhanced in quality and quantity through the 
comprehensive approach to green infrastructure. It also enables opportunities 
for pedestrian and cycle access across ownership boundaries and long highway 
routes to be comprehensively considered to ensure that movement is safe, 
sustainable and convenient for existing and future residents. 

8  Conclusion
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This submission also aims to deliver opportunities off-site within 
Felixstowe; opportunities of equal importance to the continuing success 
of the town. The proposed garden neighbourhood will unlock potential for 
greater use, more in line with the goals and aspirations of Felixstowe as a 
thriving coastal resort. By relocating the existing provision, the masterplan 
will enable key sites at Brackenbury Leisure Centre and the Seafront to 
be utilised for greater, more valuable beneficial uses in line with needs 
of the Town. The opportunity to redevelop the seafront to the required 
standard and optimal uses will bring the seafront to a new height of visitor 
and tourist attraction, maximising and enhancing the leisure and tourist 
offering in this location. This in turn will help elevate Felixstowe as a coastal 
resort with a revitalised exemplary seafront to boost the local economy. 
Brackenbury similarly will help provide a more beneficial use to the local 
community, steered by residential development contributing to local 
housing need. 

This submission document has demonstrated the clear leisure and tourist 
focus in response to the Council’s recognition of the importance of these 
key sectors, as both landowner and leisure provider. This understanding 
underpins the holistic masterplan and delivers growth on all fronts, to 
help meet the needs of the current and future population in the district 
throughout the plan period. 

In line with the draft local plan, this submission sets out a vision for leisure, 
tourism and growth in Felixstowe, delivered through the North Felixstowe 
Garden Neighbourhood and Leisure Sites Framework. 
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Appendix A - Policy and Supporting Text Analysis  

Appendix B - Consultation and Community 
Engagement

Appendix B.1 - Felixstowe Leisure Overview, 
Public Consultation - Summary

Appendix B.2 - Public Engagement Boards 
 

Appendix C - Sustainability appraisal comments 

Appendix D - Technical appendices 

Landscape and Visual Appraisal 

Ecology report 

Designer’s Response to Stage 1 Road Safety Audit 

Appendix E - Responses to relevant proposals

Appendices
These appendices can be found as a separate document.
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East Suffolk Council. Examination of the Suffolk Coastal Local Plan. 

Inspector: Philip Lewis BA(Hons) MA MRTPI 

Programme Officer: Annette Feeney 

Tel: 07775 771026  email: Annette.feeney@eastsuffolk.gov.uk 
 

 

 
 

Desi Reed – Planning Policy and Delivery Manager 

East Suffolk Council 

 
 

By email 
 

16 May 2019 
 

Dear Ms Reed 
 

Examination of the Suffolk Coastal Local Plan 
 

1. As you will be aware, I have been appointed by the Secretary of State to 

conduct the Examination of the Suffolk Coastal Local Plan. I have 

commenced my preparation and have some initial questions and matters 

on which I require further information which are set out below. The 

response to these will help to inform me how the Examination should 

proceed and to better focus the Matters, Issues and Questions (MIQs) for 

the Hearings. As my preparation develops, I may have further questions. 
 

The provision of housing 
 

2. Local Plan Policy SCLP3.1: Strategy for Growth in Suffolk Coastal District, 

includes that the Council will deliver an ambitious plan for growth by 

significantly boosting the supply of housing, the mix of housing available 

and the provision of affordable housing, through the delivery of at least 

582 new dwellings per annum (at least 10,476 over the period 2018 - 

2036). I note that the 582 new dwellings per annum figure is calculated 

by the standard method, but that the 2016 household projections have 

been used. 

 

Council response: To confirm, paragraph 3.20 of the Final Draft Local Plan (2019) (Document A1), 

and its associated footnote, explain that the figure of 582 dwellings per annum is calculated using 

the standard method, as set out in paragraph 60 of the National Planning Policy Framework, and 

using the 2016-based household projections and that this figure has been applied to the period 2018 

– 2036. The housing need was assessed during the production of the Final Draft Local Plan, following 

the guidance in the Planning Practice Guidance (Document C2) (Housing and Economic Needs 

mailto:Annette.feeney@eastsuffolk.gov.uk
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Assessment) as published on 13th September 2018 and which has since been archived1. The housing 

need was therefore assessed using the 2016-based household projections (published on 20th 

September 2018)2 and the median workplace-based affordability ratios for 2017 (published on 26th 

April 2018) as the most up to date data available at the time. The full calculation is shown at the end 

of this response, using the steps outlined in the PPG (see Table 1). 

 

3. The Planning Practice Guidance (PPG) (Paragraphs: 004 & 005 Reference 

ID: 2a-004-005-20190220, 20 February 2019) states that the 2014-

based household projections are used as the baseline for the standard 

method. This is to provide stability for planning authorities and 

communities, ensure that historic under-delivery and declining 

affordability are reflected, and to be consistent with the Government’s 

objective of significantly boosting the supply of homes. Consequently, 

what implications does the PPG have for the Plan’s housing requirement 

which is based upon the 2016 projections? 

 

Council response: Applying the 2014-based household projections, in place of the 2016-based 

household projections (with the affordability ratio unchanged) would result in an annual housing 

need figure of 515 dwellings. An assessment of housing need using the 2014-based household 

projections was undertaken in the Strategic Housing Market Assessment Partial Part 2 Update 

(2019) (Document D16). The full calculation is shown at the end of this response, using the steps 

outlined in the PPG (see Table 2).  

 

The implications for the Plan’s housing requirement are discussed in response to question 4, below, 

which also considers the publication of the 2018 affordability ratios in March 2019.  

 

 
4. You will be aware that updated affordability ratios were published in March 

2019. The PPG (Paragraph: 008 Reference ID: 2a-008-2019022) states 

that local housing need calculated using the standard method may be 

relied upon for a period of 2 years from the time that a plan is submitted 

to the Planning Inspectorate for examination. Could you please clarify 

whether or not Council intend to revisit the local housing needs figure 

following the publication of the updated affordability ratios in advance of 

the hearing sessions? 

 

Council response: Updated affordability ratios were published on 28th March 2019 by the Office for 

National Statistics3. The ratio of median workplace based earnings to median house prices for the 

former Suffolk Coastal district was 8.95 in 2017 (as set out in the ratios published on 26th April 

                                                           
1
 https://webarchive.nationalarchives.gov.uk/20181220233634/https://www.gov.uk/guidance/housing-and-

economic-development-needs-assessments  
2
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/data

sets/householdprojectionsforengland  
3
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebase

dearningslowerquartileandmedian  

https://webarchive.nationalarchives.gov.uk/20181220233634/https:/www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://webarchive.nationalarchives.gov.uk/20181220233634/https:/www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/householdprojectionsforengland
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/householdprojectionsforengland
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian
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20184) and has risen to 10.07 in 2018 (as set out in the ratios published on 28th March 2019).  

Applying the 2018 ratio to the calculation of housing need using the standard method and the 

2014-based household projections5 results in a housing need figure of 542 dwellings per annum, 

equating to 9,756 over the plan period of 2018 - 2036. The full calculation is shown at the end of 

this response, using the steps outlined in the PPG (see Table 3). Note that the ten year average 

household growth is calculated over the period 2019 – 2029, as the PPG requires the current year 

to be used as the starting point in this calculation.  

 

The calculation is applied to the Plan period of 2018 - 2036. The Council has sought to align its 

housing need calculations with that of the authorities in the Ipswich Strategic Planning Area, as set 

out in the Ipswich Strategic Planning Area (ISPA) Statement of Common Ground (March 2019) 

(Document A13).  Section A of the ISPA Statement of Common Ground (pages 5 – 6) sets out the 

agreement of the authorities in relation to establishing a start date of 2018 and an end date of 2036.  

The base date of 2018 also reflects the point of the Council’s most recent completed monitoring of 

housing completions and outstanding permissions (i.e. 31st March 2018) and that the Plan was 

prepared and submitted prior to 31st March 2019, and therefore remains an appropriate start date for 

the Plan.   

 

Section C of the ISPA Statement of Common Ground (pages 8 – 11) sets out the approach and 

agreements in respect of housing numbers and states that the standard method will form the starting 

point for identifying the housing need in local plans (paragraph C1 under outcomes and agreements).  

 

Paragraph 3.19 of the Final Draft Local Plan (2019) (Document A1) explains the approach of the 

Council in seeking to boost the supply of housing. It states that:  

 

‘From the outset of the production of the Local Plan the Council has sought to set out an 

ambitious and positive strategy to promote the delivery of housing in the District, and 

increase the mix of housing available. The East Suffolk Business Plan sets out the Council’s 

long term ambitions for East Suffolk by capitalising on the strengths of the area and enabling 

the Council to address more significant local challenges such as the need for new homes that 

our affordable to our local communities.’ 

 

The ambition to boost the supply of housing reflects the aims of the NPPF, particularly as expressed 

through paragraph 59 of the NPPF. To seek to deliver these housing aims, the Plan contains a range of 

site allocations and also provides housing requirements for those communities producing 

Neighbourhood Plans. The Plan takes forward the policy in paragraph 59 of the NPPF in this respect 

by providing for a sufficient amount and variety of land for housing. The Final Draft Local Plan 

provides a contingency of 8.5% (excluding windfall) above the total housing requirement of 10,476 

(based on an annual need of 582 dwellings per year) to provide confidence that the overall housing 

requirement will be met, as explained in paragraph 3.39 of the Final Draft Local Plan.  

 

Applying a housing requirement of 542 dwellings per annum would provide a greater contingency, of 

                                                           
4
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebase

dearningslowerquartileandmedian/current  
5
 https://www.gov.uk/government/collections/household-projections  

https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian/current
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian/current
https://www.gov.uk/government/collections/household-projections
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16.5% (excluding windfall) above an overall housing requirement of 9,756, and maintain the Council’s 

ambitions to boost the supply of housing to meet wider aims as stated above. The greater 

contingency would place the Council in stronger position in relation maintaining a five year supply of 

housing land, as per paragraph 73 of the NPPF, providing confidence that development that comes 

forward will be plan-led as per paragraph 15 of the NPPF.  

 

In light of the above, the Council would not wish to alter the total amount of dwellings planned for 

within the Final Draft Local Plan, however recognises that a housing requirement of 542 dwellings per 

annum would be consistent with the current PPG and the latest published affordability ratios, 

providing a greater degree of contingency.  

 

 
5. In your response, I would also welcome your comments on the 

implications of the above points on the Ipswich Housing Market Area 

Strategic Housing Market Assessment - Partial Part 2 update (Peter Brett 

Associates January 2019) (D16). 

 

Council response: The Strategic Housing Market Assessment – Part 2 Partial Update (January 2019) 

(Document D16) provides an assessment of the housing mix and tenure using both the 2016-based 

(annual housing need of 582) and the 2014-based household projections (annual housing need of 

515).  The Partial Update was undertaken to meet the requirements of the Planning Practice 

Guidance (Housing and Economic Development Needs Assessments) (Document C2) in light of the 

introduction of the standard method. Two variations were produced in reflection of the MHCLG 

consultation (underway at the time) on potential amendments to the PPG in relation to the use of 

2014-based household projections in place of 2016-based household projections.  

 

The outputs form the Partial Update related to housing need calculated using the 2016-based 

household projections have been reflected in the Final Draft Local Plan (Document A1), in policies 

SCLP5.8 Housing Mix and SCLP5.10 Affordable Housing on Residential Developments.   

 

Appendix A – Demographic Modelling (Document D16) of the Partial Update shows that the local 

housing need was calculated using the 2017 affordability ratios that were published in April 2018, 

which was the latest data available at the time. 

 

As the Partial Update was published in January 2019, the variable that has not been directly 

incorporated in the update is therefore the 2018 affordability ratios that were published in March 

2019 and result in a housing need figure of 542 using the 2014-based household projections, as set 

out in response to question 4 above. 

 

The outputs of the Partial Update relating to the 2014-based household projections would not 

change significantly if undertaken using the 2018 affordability ratios. The 2018 affordability ratio 

leads to an increase in the overall housing need figure (from 515 to 542), however this in itself is 

insignificant in terms of the outputs as both are underpinned by the same household projections and 

sub national population projections. The outputs should be viewed as estimates and any differences 

between the use of the two affordability ratios are unlikely to affect the policy requirements.  
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Should the Local Plan contain a housing requirement of 542 dwellings per year, based on the 2014-

based calculations and the 2018 affordability ratio (as per the response to question 4 above), Policies 

SCLP5.8 and SCLP5.10 and their supporting text would need to be amended to reflect the outputs of 

the 2014-based variant in the Partial Update.   

 

 
6. It would be helpful for me if you could please provide a table using the 

figures from the graph on page 496 of the submission plan on an 

annualised basis set out against the annualised dwelling requirement from 

Policy SCLP3.1. Please include in the table cumulative totals for housing 

provision against the requirement. 

 

Council response: This is provided in Table 4a and Table 4b at the end of this letter. The trajectory 

on page 496 of the Final Draft Local Plan (Document A1) is based on the 2018 Housing Land Supply 

Statement (Document E3), in relation to permissions, existing allocations and development with a 

resolution to grant subject to Section 106 agreement. The Council is in the process of updating the 

Housing Land Supply Statement to a base date of 31.3.2019. 

 

 

7. In addition, could you please point me to where in the evidence I could 

find a calculation for the percentage of the housing requirement which 

would be provided on sites of no larger than one hectare (paragraph 68a 

of the National Planning Policy Framework), or if that is not expressly set 

out in evidence confirm the percentage and if necessary provide evidence 

as to why the 10% figure is not met. 

 

Council response: The Council has sought to meet the requirements of paragraph 68(a) of the NPPF 

throughout preparation of the Plan, which states that local planning authorities should identify land 

to accommodate at least 10% of their housing requirement on sites no larger than one hectare. The 

housing requirement set out within the Final Draft Local Plan equates to 10,476 dwellings over the 

Plan period. 10% of this figure is 1,048 dwellings. It should be noted that this number would be 

lower using the 2014-based household projections as set out in the Council’s response to question 4.  

 

As at 31.3.2018, a total of 1,166 dwellings were permitted on sites of 1ha or less and 97 dwellings on 

sites of 1ha or less were contained in existing allocations in the adopted Local Plan6 and in ‘made’ 

Neighbourhood Plans. These dwellings are included within the numbers of permissions sets out in 

Table 3.2 and Table 3.5 of the Final Draft Local Plan. The Final Draft Local Plan includes 8 new 

allocations on sites of 1ha or less, providing for 130 dwellings. Therefore, 1,393 dwellings on sites of 

1ha or less are identified through the Local Plan, equating to 13.3% of the requirement of 10,476 

dwellings (or 14.3% of 9,756 dwellings identified using 2014-based household projections). 

 

In addition, the Final Draft Local Plan also includes an anticipated windfall figure of 800 dwellings as 

set out in paragraph 3.39 of the Final Draft Local Plan. It is likely that much of this would come forward 

                                                           
6
 Site Allocations and Area Specific Policies Development Plan Document (January 2017) (Document F2) and the 

Felixstowe Peninsula Area Action Plan Development Plan Document (January 2017) (Document F3).  
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on sites of 1ha or less, through policies such as SCLP5.3 Housing in the Countryside which provides 

opportunities for development appropriate to the countryside location to come forward which would 

include sites of 1ha or less. Further, policies SCLP3.3 Settlement Boundaries,  SCLP5.1 Housing 

Development in Small Villages and SCLP5.2 Housing Development in Large Villages provide a positive 

policy framework for the development of housing with Settlement Boundaries, which it is anticipated 

would include smaller sites such as infill development.  

 

Whilst the Council has sought to meet this requirement of the NPPF, the Council’s approach to site 

selection has also been informed by a wide range of considerations, as set out in the Site Selection 

Topic Paper (Document D36).  

 

 
8. I would be grateful for your response to these questions by 31 May 2019, 

after which I will be able to complete my MIQs. If that is not possible, 

please provide me with a timetable for your response. 

 
9. Please publish this letter on the Examination website. 

Yours sincerely 

Philip Lewis 

INSPECTOR 
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Question 2. Table 1: Housing need calculation using 2016-based household projection  
 
The table below shows the calculation undertaken to inform the housing need in the Final Draft Local Plan, following the guidance in the Planning Practice 
Guidance (September 2018) and using the affordability ratios published by the Office for National Statistics on 26th April 2018. Relevant paragraphs of the 
Planning Practice Guidance (archived) can be viewed at 
https://webarchive.nationalarchives.gov.uk/20181220233634/https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments.  
 
Suffolk Coastal: 

  

                                                           
7
 Source: https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/householdprojectionsforengland (Sheet 

406).  
8
 60,812 – 56,367 

9
 4,445 / 10 

10
 Source: https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian/current  

(Spreadsheet superseded 28 March 2019 - Sheet 5c) 
11

 ((Local affordability ratio – 4)/4) (x 0.25) + 1  
12

 Annual average household growth x adjustment factor 

2016-Based household 
projections7  

Total household 
growth 2019 - 

20298 

Annual Average 
household 

growth9 

Affordability 
Ratio10 

Adjustment 
factor11 

Annual 
housing 
need12 2018 2028 

56,367 60,812 4,445 444.5 8.95 1.31 582 

   

https://webarchive.nationalarchives.gov.uk/20181220233634/https:/www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/householdprojectionsforengland
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian/current
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Question 3. Table 2: Housing need calculation using 2014-based household projection (2017 affordability ratio) 
  
The calculation below is undertaken following the guidance in the Planning Practice Guidance (February 2019) (Document C2) and using the affordability 
ratios published by the Office for National Statistics on 26th April 2018. Relevant paragraphs of the Planning Practice Guidance can be viewed at 
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments (paragraphs 2a-001-20190220 to 2a-007-20190220). Note that the 
calculation of housing need using the 2014-based household projections in the Strategic Housing Market Assessment Partial Part 2 Update (Document D16) 
applied the ten year average to the period 2018 – 2028 due to the time at which the calculation was undertaken. 
 
Suffolk Coastal: 
 

  

                                                           
13

 Source: https://www.gov.uk/government/statistical-data-sets/live-tables-on-household-projections (2014-based live tables, Sheet 406).  
14

 60,270 – 56,340 
15

 3,930 / 10 
16

 Source: https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian/current  
(Spreadsheet superseded 28 March 2019 - Sheet 5c) 
17

 ((Local affordability ratio – 4)/4) (x 0.25) + 1  
18

 Annual average household growth x adjustment factor 

2014-Based household 
projections13  

Total household 
growth 2019 - 

202914 

Annual Average 
household 
growth15 

Affordability 
Ratio16 

Adjustment 
factor17 

Annual 
housing 
need18 2019 2029 

56,340 60,270 3,930 393 8.95 1.31 515 

   

https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/government/statistical-data-sets/live-tables-on-household-projections
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian/current
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Question 4. Table 3: Housing need calculation using 2014-based household projection (2018 affordability ratio) 
  
The calculation below is undertaken following the guidance in the Planning Practice Guidance (February 2019) (Document C2) and using the affordability 
ratios published by the Office for National Statistics on 28th March 2019. Relevant paragraphs of the Planning Practice Guidance can be viewed at 
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments (paragraphs 2a-001-20190220 to 2a-007-20190220).  
 
 
Suffolk Coastal:  

                                                           
19

 Source: https://www.gov.uk/government/statistical-data-sets/live-tables-on-household-projections (Sheet 406).  
20

 60,270 – 56,340 
21

 3,930 / 10 
22

 Source: https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian  (Sheet 5c) 
23

 ((Local affordability ratio – 4)/4) (x 0.25) + 1  
24

 Annual average household growth x adjustment factor 

2014-Based household 
projections19  

Total household 
growth 2019 - 

202920 

Annual Average 
household 
growth21 

Affordability 
Ratio22 

Adjustment 
factor23 

Annual 
housing 
need24 2019 2029 

56,340 60,270 3,930 393 10.07 1.38 542 

   

https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/government/statistical-data-sets/live-tables-on-household-projections
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian
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Question 6. Table 4a and 4b: Annualised dwellings    
 
Table 4a below relates to the figures provided in the trajectory in page 496 of the Final Draft Local Plan (Document A1), which has been based upon the 

trajectory contained in the 2018 Housing Land Supply Statement (Document E3). In this respect, the Table does not directly equate to the figures contained 

in Table 3.2 of the Final Draft Local Plan.  These differences are not significant in terms of the strategy of the Final Draft Local Plan, and are explained in the 

footnotes below.  

 

It is noted that there are minor corrections to make in relation to the ‘Allocations (Proposed and carried forward)’ column. An amended table and trajectory 

are also provided below to correct the figures in relation to the ‘Allocations (proposed and carried forward)’ column (see Table 4b).  

 
Table 4a: Annualised dwellings  

Year 
Outstanding 

Planning 
Permissions 

Allocations 
(Proposed & 

carried forward) 

Neighbourhood 
Plan 

Allocations 

Principle of 
development 

accepted (inc. 2000 
dwellings at 

Brightwell Lakes) 

Windfall Subtotals 
Annualised 

housing target 
Residual 

target 

2018-19 773 0 0 0 0 773 582 10476 

2019-20 914 59 0 160 0 1133 571 9703 

2020-21 727 71 0 220 50 1068 504 8570 

2021-22 380 156 0 220 50 806 441 7502 

2022-23 267 332 0 209 50 858 394 6696 

2023-24 139 554 0 310 50 1053 343 5838 

2024-25 85 684 15 310 50 1144 281 4785 

2025-26 60 598 42 310 50 1060 214 3641 

2026-27 60 560 35 310 50 1015 152 2581 

2027-28 60 430 0 295 50 835 92 1566 

2028-29 60 255 0 100 50 465 43 731 

2029-30 60 200 0 0 50 310 16 266 

2030-31 10 150 0 0 50 210 -3 -44 
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2031-32 0 150 0 0 50 200 -15 -254 

2032-33 0 150 0 0 50 200 -27 -454 

2033-34 0 200 0 0 50 250 -38 -654 

2034-35 0 190 0 0 50 240 -53 -904 

2035-36 0 50 0 0 50 100 -67 -1144 

Totals 3,59525 4,78926 92 2,44427 800 11,720     

 
 
 
  

                                                           
25

 Note the figure in Table 3.2 of the Final Draft Local Plan is 3,609. The difference is due to the trajectory produced for the Housing Land Supply Statement (Document E3) 
omitting permissions equating to 14 dwellings. 
26

 The total for allocations equate to 4,789 in Table a. This total figure should equate to 4,769, of which 3,950 are new allocations proposed in the Local Plan and 819 are 
existing allocations (excluding those in Neighbourhood Plans) without planning permission or a resolution to grant as at 31.3.18, basing the figures on the trajectory in the 
Housing Land Supply Statement (Document E3). The corrected figure is shown in Table 4b below. The estimated completions per year for each allocation are set out pages 
493 to 495 of the Final Draft Local Plan, note that dwellings for site SCLP12.6. are included in those with a resolution to grant and for SCLP12.30 reflect the pending 
application at the time of the 2018 Housing Land Supply Statement. 
27

 Note the figure in Table 3.2 of the Final Draft Local Plan is 2,413. The difference is due to the inclusion of 59 dwellings in the Housing Land Supply Statement (Document 
E3) (which are included within ‘allocations’ in Table 3.2), and the omission of 28 dwellings from the Housing Land Supply Statement which were identified in the figures in 
Table 3.2.  
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Table 4b: Amended annualised dwellings  

Year 
Outstanding 

Planning 
Permissions 

Allocations 
(Proposed & 

carried forward) 

Neighbourhood 
Plan 

Allocations 

Principle of 
development 

accepted (inc. 2000 
dwellings at 

Brightwell Lakes) 

Windfall Subtotals 
Annualised 

housing target 
Residual 

target 

2018-19 773 0 0 0 0 773 582 10476 

2019-20 914 59 0 160 0 1133 571 9703 

2020-21 727 71 0 220 50 1068 504 8570 

2021-22 380 146 0 220 50 796 441 7502 

2022-23 267 322 0 209 50 848 394 6706 

2023-24 139 554 0 310 50 1053 345 5858 

2024-25 85 684 15 310 50 1144 283 4805 

2025-26 60 598 42 310 50 1060 215 3661 

2026-27 60 560 35 310 50 1015 153 2601 

2027-28 60 430 0 295 50 835 93 1586 

2028-29 60 255 0 100 50 465 44 751 

2029-30 60 200 0 0 50 310 17 286 

2030-31 10 150 0 0 50 210 -1 -24 

2031-32 0 150 0 0 50 200 -14 -234 

2032-33 0 150 0 0 50 200 -26 -434 

2033-34 0 200 0 0 50 250 -37 -634 

2034-35 0 190 0 0 50 240 -52 -884 

2035-36 0 50 0 0 50 100 -66 -1124 

Totals 3,595 4,769 92 2,444 800 11,700     
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